Fusry

A1
ki

RESOLUTION AUTHORIZING ACQUISITION OF A DEVELOPMENT EASEMENT,
AND THE SIGNING OF AN AGREEMENT OF SALE AND OTHER DOCUMENTS,
NECESSARY FOR CLOSING REGARDING SUCH EASEMENT, ON THE FARM
PROPERTY OF GEORGE H. URBAN, LOCATED IN THE TOWNSHIP OF WEST
DEPTFORD, KNOWN AS BLOCK 374, LOT 1 AND BLOCK 375, LOT 2, CONSISTING

OF APPROXIMATELY 106.4 ACRES, FOR THE AMOUNT OF $1,010,800.00. -

WHEREAS, the Gloucester County Agriculture Development Board (hereinafter the
“Board”) was previously established by the Board of Chosen Freeholders of the County of
Gloucester (hereinatter the “County”) under and pursuant to the Agriculture Retention and
Development Act, N.JI.S.A. 4:1C-11, et seq., (hereinafter the “Act”), and the regulations
promulgated thereunder at N.J.A.C. 2:76-5 et seq., (hereinafter the “Regulations™); and

WHEREAS, George H. Urban, having presented himself as the owner of the land and
premises located in the Township of West Deptford (hereinafter the “Township”), and known
as Block 374, Lot 1 and Block 375, Lot 2, on the Official Tax Map of the Township
(hereinafter collectively the “Property”), which consists of approximately 106.4 acres; and
made application to the County seeking to have the County purchase development easements in
the Property; and

WHEREAS, George H. Urban, as the owner of the Property, has indicated a
willingness to execute a conditional Agreement of Sale to grant to the County development
casements in the Property, and to otherwise fully comply with the provisions of the Act and the
Regulations which govern such an easement; and

WHEREAS, such development easements would ensure that the Property remains
permanently preserved, and restricted to agriculture uses only, which has been determined to be
for the public good; and

WHEREAS, the Property has been determined to qualify for the purchase of said
easements under and pursuant to both the Act and Regulations, as well as the guidelines
promulgated by the County as part of its Farmland Preservation Program; and

WHEREAS, the County would be providing the funds through its Farmland Preservation
Program for the purchase of the said development easements in the Property in the amount of
$1,010,800.00 which is the total purchase price for same; and

WHEREAS, a Certificate of Availability of Funds has been issued by the County
certifying that sufficient funds for this purchase of development easements has been
appropriated; and

WHEREAS, the Purchasing Agent for the County has certified the availability of funds
in the amount of $1,010,800.00, pursuant to CAF# 12-08829, which amount shall be charged
against County budget line item T-03-08-509-372-20548; and

WHEREAS, the execution of a conditional Agreement of Sale by the County to purchase
development easements in the Property has been determined to be in the best interests of the
County, for the public good, and in furtherance of the purposes of the Act and Regulations.

NOW, THEREFORE, BE IT RESOLVED by the Board of Chosen Freeholders of the
County of Gloucester, as follows:

1. The County be, and the same hereby is, authorized to acquire development easements
in the farm premises owned by George H. Urban known as Block 374, Lot 1 and Block 375,
Lot 2, in the Township of West Deptford, County of Gloucester, State of New Jersey for the
amount of $1,010,800.00.

2. The conditional Agreement of Sale attached hereto, and made a part hereof, between
the County and George H. Urban in regard to the County’s purchase of development easements
in the farm premises known as Block 374, Lot 1 and Block 375, Lot 2, in the Township of West
Deptford, County of Gloucester, State of New Jersey, be, and the same hereby is, approved; and
the signing of same by the Freeholder Director or his designee, and the Clerk of the Board, is
authorized and directed.



3. The Frecholder Director or his designee, and the Clerk of the Board, be, and the same
hereby are, authorized to execute any other documents necessary to complete this transaction.

4. The appropriate County representatives, including County Counsel, and any Assistant
County Counsel, be, and the same hereby are, authorized to sign any and all documents
necessary to complete closing of this transaction.

ADOPTED at the regular meeting of the Gloucester County Board of Chosen
Freeholders held on Wednesday, October 17, 2012, at Woodbury, New Jersey.

COUNTY OF GLOUCESTER

ROBERT M. DAMMINGER, DIRECTOR

ATTEST:

ROBERT N. DILELLA, CLERK
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CONTRACT TO SELL DEVELOPMENT EASEMENTS

Transaction Summary

SELLER: George H. Urban, having an address of 221 Ogden Station
Road, West Deptford, NJ, 68086
(hereinafter referred to as the ™Seller”)

BUYER: THE COUNTY OF GLOUCESTER, with adminisgtrative cffices
at 2 South Broad Street, Woodbury, New Jersey 08086
(hereinafter “Buyer”)

PROPERTY: Lot 1, Block 374, and Lot 2, Block 375, in the Township
of West Deptford, County of Gloucester, and State of
New Jersey (hereinafter collectively the “Property”)

END OF COMMITMENT PERICD: At Closing.

PRICE PER ACRE: % 9,500.00 ASSUMED ACREAGE: Approximately
l06.4 acres

ESTIMATED GROSS SALES PRICE: $1,010,800.00

# OF RESIDENTIAL DWELLING SITE CPPORTUNITIES: NONE
# OF EXCEPTION AREAS: 1 - {2 acre non-severable exception)
- Deed of Easement - yes

A
B - Conditionsg on Excepted Land - no
C - Fuel Tank Discleosure - yes

ATTACHMENTS TC CONTRACT:



WITNESSETH:

WHEREAS, Buyer is a body politic and corporate of the State of
New Jersey which believes that the permanent preservation of
lands devoted to agricultural uge is in the public interest and
benefits the citizens of Gloucester County and that the purchase
of development rights to accomplish the preservation of said land
ig a worthwhile and prudent expenditure of public funds; and

WHEREAS, Buyer hasg promoted and funded the Gloucegter County
Farmland Pregervation Program (hereinafter, the “Prcgram”), which
program makes monies available for the purchase of develcpment
rights and credits to properties in agricultural use in order to
permanently restrict said properties teo such use; and

WHEREAS, Seller has repregented that it is the exclusive owner of
the real property described in the Transaction Summary; and

WHEREAS, Seller is committed to the continued agricultural use of
the Property and wishes to permanently preserve and restrict the
Property to agricultural use for itself and Seller’s heirs,
executors, administrators, successors and assigns and for the
public good; and

WHEREAS, Seller has applied to the Gloucester County Agriculture
Development Board {“GCADBR”) to participate in the Program through
the sale of the development rights to the Buyer; and

WHEREAS, Buyer may elect to accomplish this purchase in a manner
that will give Buyer the opportunity to apply to the State
Agriculture Development Committee (hereinafter, the “SADC”")
pursuant to the Agriculture Retention and Development Act,
N.J.S.A. 4:1C-11 et seq. {hereinafter, the “Act”) and the
regulations adopted pursuant thereto or other State or other
funding scurce in order to either secure supplemental funds to
make this purchase or to recover a portion of the cost of this
purchase; and

WHEREAS, Buyer has offered to purchase the development rights and
credits and a development easement from the Property from Seller
on certain conditions and Seller, by execution hereof, has
accepted Buyer’s offer; and

WHEREAS, Scller and Buyer wish to permanently preserve and
restrict the Property to agricultural use for and in
consideration of payment to be made by the Buyer in accordance
with the termg and conditions stated in this agreement, each
agreeing that said permanent preservation shall occur and be
effective upon Seller’'s execution of a deed of easement conveying




the nonagricultural development rights and credits to the
Property and a development easement to the Buyer;

NOW, THEREFORE, in consideration of the foregoing and cf the
benefits accruing to each, the parties agree to the following:

1.0. Definitions.

“Agricultural use” means the uge of land for common farmsite
activities including, but not limited o, production, harvesting,
storage, grading, packaging, processing and the wholesale and
retall marketing of c¢rops, plants, animals and other related
commodities and the uge and application of technigues and methods
of goil preparation and management, fertilization, weed, disease
and pest control, disposal of farm waste, irrigation, drainage
and water management and grazing and related activities.

“Application processing costs” means the costs incurred by Buyer
in processing Seller’s Application and Offer to Sell a
Development Easement. Said costs include the cost of obtaining
appraisals, a survey, title work and obtaining a letter of
nonapplicability pursuant to the Industrial Site Recovery Act or
Environmental Clean-up Responsibility Act.

wAssumed Gross Acreage” means the size of the Property, in acres,
as reported to the Buyer by Seller in Seller’s Application or as
otherwise reported in the official tax map.

“Closing” means the date on which all conditions to the making of
this purchase by Buyer have been satisfied; the Seller delivers
the Deed to Buyer and buyer delivers the consideraticon to Seller.

“Commitment Period” means the period of time starting on the
Effective Date and ending on the date stated in the Transaction
Summary.

“Consideration” means the gum that is due to Seller as payment
for Seller’s execution and delivery of a Deed of Easement.

“Development Credit” means an instrument of development potential
representative of the number of dwelling units or other
designated development opportunities attributed or which might be
attributed, currently or in the future, to the Property by a
transfer-of-development-rights ordinance.



“Development Easement” means an interest in land, legs than fee
simple absclute titlie thereto, allowing the cwner to develop land
for any ncnagricultural purpcses allowed by law.

“Development Rights” means the right to develop the Property in
any way other than in accordance with the Deed of Easement to be

executed by Seller.

“Effective Date” of this agreement shall be the sixth (&%) day
following the day that both parties have executed this agreement.

“Hazardous Substance” means any substance, chemical or waste that
is listed as hazardous, toxic or dangerous under any Federal or
New Jersey law or regulation.

“IRS” means Lhe Internal Revenue Service.,

“Like-Kind Exchange” means a transaction structured with the
intention of satisfying the conditions and requirements of
section 1031(a) (1) of the Intermal Revenue Code and the rules and
reqgqulations applicable thereto.

“Non~-County Funds” means monies from any of the following:

(a) the Municipality in which the Property is located; (b) the

SADC; {(c) the State Transfer of Development Rights Bank; or, (d)
any other public or private entity which provides funds for the
purpose of preserving agricultural lands.

“Nonagricultural Development Rights”: See Definition for
Development Rights above.

2.0. BUYER’S AND SELLER’S COMMITMENTS. In accordance and
compliance with the terms and conditions of this agreement,
Seller agrees to sell and Buyer agrees to buy the Nonagricultural
Development Rights and Development Credits appurtenant to the
Property and a Development Easement in the Property. Seller
agrees to execute a Deed of Easement making said conveyance to
Buyer. Seller’s commitment to sell and Buyer’s commitment to
purchage shall expire at the end of the Commitment Period, unless

the parties agree otherwise.

2.1 FORM OF DEED. Attachment A hereto is the Deed of Easement
form currently required to be used by the SADC. Seller agrees to
sign a Deed of Easement containing the terms, conditions and
restrictions which are contained in Attachment A, or such other
modified Deed of Easement form that may be required by a provider
of Non-County Funds which {(a} has committed to provide all or a
portion of monies to be paid to Seller hereunder or (b) is a




potential source of reimbursement of funds expended by Buyer to
make this purchase. Seller shall not be required to sign an
easement document which contains restrictions on use of the
Property that are materially and substantially more burdensome
than those contained in Attachment A.

2.2. DOCUMENTS REQUIRED FCR SALE FROM SELLER. At or prior to
closing, Seller shall deliver a Deed of Eagement, affidavits of
title acceptable to County Coungel, and any other documentation
required by Buyer, a Buyers title insurer. If Seller is a
corporation or partnership, Seller shall provide appropriate
resolutions or other documents authorizing this sale and
execution of the Deed of Easement, and all appropriate documents
by proper corporate officers or partners. Seller shall also
deliver an incumbency certificate for the officer(s) signing the
Deed; and all corporate or partnership documents that may be
required by Buyer's title company. On delivery of this agreement,
Seller shall alsoc provide copies of Seller’s formation documents,
and reasgonably satisfactory evidence that Seller has been duly
crganized and is validly subsisting.

2.2.1 DOCUMENTS REQUIRED FOR SALE FROM BUYER. At or prior to
closing, Buyer shall deliver the following to Seller:

(a) The County’s Resclution authorizing the purchase
hereunder.

2.3. SELLER’S CONDITIONAL. During the Commitment Period Seller
shall be entitled to rescind, cancel or terminate this Agreement.
Subject to paragraph 4.2, and any other term or condition of this
agreement, the Seller shall have the right to terminate this
agreement 1f Buyer £fails to close on or before the last day of
the Commitment Period and such failure is not attributable to
conduct of the Seiler. If Seller elects to terminate, this
agreement shall be null and void and the parties -shall have no
further rights or obligations hereunder.

2.4. LIKE KIND EXCHANGE. Seller may elect to accomplish this
gsale as part of a like-kind exchange transaction. Seller shall
be solely responsible for selecting the exchange property and
negotiating its purchase as well as for the preparation of all
documents, forms and filings with resgpect to accomplishing such a
transaction. Such an election shall not relieve or modify
Seller’s responsibility to perform pursuant to this agreement.
The foregoeing notwithstanding, nothing shall obligate Buyer to
participate in a proposed like-kind exchange if any of the
Buyer’sg advisorg (attorneys, bond counsel, auditors or
accountants) counsel against Buyer’s participation.



2.5. LIKE KIND EXCHANGE ELECTION. The Seller shall have sixty
(60) days from the Effective Date of this agreement to
investigate its interest in consummating this sale as part of a
like-kind exchange. In the event that Seller fails to advise
Buyer in writing by said date of Seller’s desire the sales price
shall be paid in accordance with the Buyer’s policy concerning
payment for farmland easement purchases. Seller shall also be
obligated to report on the Property that Seller has identified
for a like-kind exchange transaction within this said period.

2.6. SELLER’S COSTS TO PERFORM. Seller shall be responsible for
retaining and compensating Seller’s own experti advisors
(including, but not limited to, attorneys, accountants and tax
advisors) with respect to all matters pertaining to this
transaction. Seller shall provide Buyer with the name, address
and telephone number of each of Seller’s advisors.

2.7. NOTICE OF BUYER DISCLAIMER OF RESPONSIBILITY AND LIABILITY.
In paragraphs 2.7.1 and 2.7.2 Buyer is placing full
regponsibility on Seller to learn about and understand the tax
consequences of thig sale transaction. Seller is reguired to
rely exclusively on Seller’s advisers. Seller is not entitled to
rely on the statements or opinions of Buyer, or Buyer’s
representatives.

2.7.1. NO ASSURANCES AS TO TAX CONSEQUENCES. Regardless of any
statements or representations made by Buyer, or by
representatives or consultants or contractors of Buyer, whether
contemporaneous with or prior or subsequent to the parties’
execution of this agreement, Buyer makes no assurances, promises
or representations that the Internal Revenue Service, the State
of New Jersey or any other agency or entity having the right or
power to review the tax consequences of the sale contemplated by
this agreement will consider and approve, acknowledge or accept
the sale by Seller pursuant to this agreement as a transaction
which entitles Seller to defer capital gains taxes or other taxes
which might be due as a result of the sale contemplated herein.

2.7.2. NO RELIANCE ON BUYER. Seller shall not be entitled to
rely on the opinions of Buyer, its staff, agents or employees or
Buyer’s advisors -- including Buyer’'s tax, legal and financial
consultants -- with respect to any potential benefits that Seller
might realize as a result of this transaction or as a result of
Buyer’s payment of the purchase price (or any part thereof) on an
installment basis. Seller hereby acknowledges and agrees that
Seller and Seller’s successors, administrators, personal and
legal representatives and assigns shall have no claim against Lhe
Buyer, its officers, agents, servants and contractors for any
damages or otherwisgse in the event that the tax consequences of
this transaction are nct as Sellexr expects.



2.8. SELLER’S TITLE AND RIGHT OF ACCESS. Responsibility for
establisghing Seller’s title to the Property and Seller’s legal
right to access to it from a public road, including resolving any
issues to Buyer’s satisfaction, shall be Seller’s. At closing
Seller’s title shall be marketable and insurable by the title
insurance firm of Buyer’s choice and Seller’s right of access to
the Property shall be established to the satisfaction of Buyer’s
legal counsel. A marketable title is one which is insurable by
any title company authorized to do business in the State of New
Jergey at regular rates.

If a defect in title is found in any portion of the
Property, Seller shall make a good faith effort to resclve the
defect. If the defect cannot be resolved, Buyer has the right to
not accept that portion of the Property that cannot be delivered
with good and marketable title. If Buyer does not accept any
portion of the Property due to a defect in title, Seller will not
be regponsible for any costs associated with that portion of the
Property.

2.8.1. SUBORDINATION OF CLAIMS. Unless the Transaction Summary
in this agreement provides that a portiocn of the sales price is
to be applied for the payment of encumbrances on, or claims
against, the Property or Seller, Buyer shall not be required to
pay more at ¢loging than is reported in the said Transaction
Summary. In the event there are any outstanding mortgage liens,
tax obligations or any other encumbrances or claims against the
Property or which might be asserted against the Property which
will not be cancelled at or prior to closing, Buyer’'s performance
pursuant to this agreement shall be contingent on the consent of
all mortgagees and all other claimants against the Property to
subordinate their claims to the Deed of Easement toc be executed
by Seller. The subordination shall ke acceptable in all respects
to Buyer, and to any provider of non-County funds.

2.9. SELLER’S COVENANTS AS TO USE. Seller’s execution of this
agreement ghall constitute a certification and covenant to Buyer
that no use of or on the Property that is not “agricultural” as
defined in paragraph 1.0 has commenced since the time that Seller
filed the applicatiocn to sell a development easement to the
Buyer. Seller further covenants, warrants and agrees that no new
use of the Property that is not within the meaning of an
“agricultural use” as defined in paragraph 1.0 shall be
commenced.

2.10. SELLER’S ACTIONS PRIOR TO CLOSING. Seller promises,
covenants and agrees to take no action with respect to the
Property that is detrimental to the Property’s ability or
capability of being put to agricultural use -- including, but not




limited to, removing soil, rocks or any other earthen materials
from the Property or allowing regulated wetlands conditicns to
develop -- unless the practice is a component of a scil
conservation plan approved by the Natural Resource Consgervation

Service (“NRCS”).

2.11. SELLER‘S COMMITMENT TO COOPERATE. Seller promises,
covenants and agrees to cooperate with Buyer and the Provider of
non-County funds in processing, reviewing and considering all
matters pertaining to the Buyer’s application, regardless of
whelther the Provider of non-County funds is solicited by the
Buyer prior or subsequent to purchasing an easement from Seller
pursuant to this agreement. Seller agrees to sign such documents
or forms which mey be reasoconably required by Buyer, and to
provide access to the Property for inspection in order for Buyer
to gualify for such funds. The commitment in this paragraph shall
survive closing.

2.12. ASSIGNMENT OF RIGHT OF OFFER TO SELL. Seller acknowledges
that a Provider of Non-County funds may require that the owner of
Property interested in selling the development rights for the
purpose of farmland preservation make an offer to sell said
rights for a sgpecified per-acre amount. Seller hercby agrees
that until such time as Seller conveys an easement to Buyer
purguant to this agreement Buyer, as contract purchaser, shall
have the right to make the offer to sell the develcpment rights
to the Property to the provider of said funds and Seller hereby
assigns said right to Buyer. Seller further agrees to cooperate
with Buyer in satisfying reguirements of said provider for offers
of sale. The amount cffered by Buyer to sell shall have no
effect on the purchase price to be paid pursuant to this
agreement.

2.13. HAZARDOUS SUBSTANCES ON THE PROPERTY. By execution of this
agreement, Seller certifies and warrants to Buyer the following:

a. Seller has no knowledge that tThe Property was ever
uged for the manufacture, refining, transportation,
treatment, storage, handling or disposing of hazardous
substances or toxic wastes of any nature other than in
connection with use that was in accordance with commonly
accepted agricultural practices.

b. Seller has not placed any hazardous waste or
hazardous substancesg on or under the Property, except
in accordance with commonly accepted agricultural

practices.

c. Seller has no knowledge that hazardous substances
were ever spilled on or buried in the Property.



d. To Selier’s knowledge there is neither an
operating nor a closed landfill on the Property.

e. To Seller’'s knowledge there are no hazardous waste
or hazardous substances on or under the Property other
than that used in connection with agricultural use of
the Property in accordance with commonly accepted
agricultural practices,.

f. Only thosge tanks described on Attachment C hereto
are located on the Property.

g. To the best of Seller’s knowledge, none of the
tanks containing fuel or hazardous substance on the
Property are leaking and all comply with current
governmental regulations pertaining thereto.

Any exception(s) to the foregoing certifications shall be
declared in writing by Seller, which document shall be attached

to and incorporated in this agreement.

2.13.1. INDUSTRIAL SITE RECOVERY ACT/ENVIRONMENTAL CLEANUP
RESPONSIBILITY ACT. Unless Buyer waives the requirement, this
agreement is contingent upon Buyer’s receipt of a letter of
nonapplicability from the New Jersey Department of Environmental
Protection (“DEP”) stating that the Property is not subject to
the Industrial Site Recovery Act, N.J.S.A. 13:1K-6 et sed.
Seller agrees to cooperate in Buyer’s application to the DEP.
Buyer shall be responsible for the cost of said application.

2.14. SEPTIC SYSTEM USE. In the event that the Property is
serviced by a septic system, Seller hereby promises, certifies,
represents and warrants that only structures located on the
Property are connected to or utilize the system.

2.15., CONDEMNATION PROCEEDINGS. Seller afifirms and declares that
no entity having the right to institute condemnation proceedings
has done so as to all or any portion of the Property.

2.16. EXCLUSIVE AGREEMENT. Seller affirms and certifies that no
other agreement to sell all or any part of the Property or any
interest in the Property to any cther person, whether oral or
written, has been made or executed and Seller has given no person
an option to purchase all or any part of the Property or any
interest in the Property.

2.17. NO LITIGATION OR VIOLATIONS PENDING. Seller hereby
warrants and certifies that there are no judgments or proceedings
pending in any court or before any governmental or regulatory
board or agency which affect or may affect the Property. Seller
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further warrantes and certifies that 8eller has received no notice
of violation of any statute, ordinance, rule, regulation or
ingurance requirement which hag not been corrected, and Seller
has no knowledge of any such violatiomn.

3.0. COMPENSATION TO SELLER. In consideration of Seller’s
execution and delivery of a Deed of Easement conveying the
Nonagricultural Development Rights and Development Credits and an
eagement to the Buyer, and execution and delivery of such other
documents as Buyer deems necesgsary, Buyer shall pay Seller the
per-acre amount stated in the Transaction Summary of this
agreement. The estimated sales price stated in the Transaction
Summary is based on the assumption that the Prcoperty to be
subject to the easement is the size stated thereon. The actual
amount of the purchase price shall be computed on the actual
acreage determined by a survey of the Property obtained by the
Buyer (see paragraph 5.0}, subject to deductions and adjustments
described in paragraph 3.1.

3.1. COMPUTATION OF PURCHASE PRICE. Computaticn <of the payment
te be made to Seller pursuant to paragraph 3.0 shall take into
account any Regidential Dwelling Site Opportunities (“RDS0”) or
Land Exceptions stated in the Transacticon Summary. For purpcses
of computing the sum payable to Seller the number which is four
times the per-acre value shall be deducted from the sum cotherwise
due Seller for each RDSC. The deduction for excepted acreage
shall be the number which is the per-acre value attributed to the
acreage of the land to be excepted.

In addition, computation of the sum payable shall be subject to
the following terms and conditions:

a. The acreaqge which will be restricted by the Deed
of Easement shall not include acreage for (i) rights-
of-way (or provision for constructing, widening or
improving rights-of-way) along any Federal, State,
County or Municipal roads which abut the Property;
(ii) facilities for the drainage of storm, grcound or
gurface waters or improvements thereto reguired for the
gsafety of the roads which abut the Property, as
determined by the Buyer; {iii) improvements to road
intergections which Buyer, Lhe State or Municipality
hag identified as necegsary and (iv) potential
improvements to bridges or dams which abut the
Property.

b. Computation of the amount payable shall not
include acreage attributable to water bodies which are
on the Property, or aleong a Property boundary.
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. The acreage on which payment will be based shall
not include acreage of any portion of the Property
which the Buyer’s title insurer is unwilling to insure.

d. Buyer may elect to exclude from the acreage amount
any or all portions of the Property to which Seller is
unable to establish a legal right of access tc the
Buyer’s satisfaction.

3.2. PAYMENT OF PURCHASE PRICE. Buyer shall pay the Purchase
Price in accordance with the following:

a. The Seller shall be entitled to payment of the
amount sgtated in the Transaction Summary of this
agreement at closing, subject to any deductions and
adjustments ag provided in this agreement.

3.3. EASEMENT EFFECTIVE AT CLOSING. All restrictions on use of
the Property imposed by the Deed of Easement shall be effective
on closing. Seller and all persons who succeed to Seller’s
interest in the Property shall be obligated to comply with all
terms and conditions of the Deed of Easement.

4.0. TITLE INSURANCE. The Buyer agrees to be responsible for the
cost to insure Buyer’s interesgst in the Property. Seller agrees
to cooperate with the Buyer’s title company and insurer, and to
execute such documents as may be required to confirm Seller’s
title. The agreement of Buyer’s title company to insure Buyer’s
interest in the Property shall be a precondition to closing.

4.1. EVIDENCE OF SELLER‘S TITLE. Seller shall use its best
efforts to provide Buyer with copies of any documents which
evidence or confirm Seller’s title to the Property which include,
but are not limited to, copies of “marked up” title commitments
and policies of title insurance. Said documents shall be
provided within ten (10) days of the Effective Date of this

agreement.

4.2, ACTIONS NECESSARY TO PROVE SELLER’S TITLE. The parties
agree that Buyer has no responsibility whatsocever in taking any
action needed to confirm or establish Seller’s title. Buyer's
title company shall not be liable for researching Seller’s title
beyond sixty (60) years prior to the current year. If Buyer’'s
title company is unwilling to insure title to all or any portion
of the Property on the basis of such a search, responsibility for
establishing Seller’s good title, and the costs incurred to do
so, shall be on Seller.
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4.3. EXTENSION QOF COMMITMENT PERIOD. Seller and Buyer agree that
the Commitment Period defined in the Transaction Summary of this
agreement shall be extended for up to forty five (45) days if
Buyer’s title company encounterg difficulty in confirming
Seller’s title to all or any portion of the Property.

4.4. ENCUMBRANCES ON TITLE/PROPERTY’'S SIZE. The Buyer’'s offer to
buy is made on the basis of its knowledge about the Property at
the time this agreement is executed, including that the Property
is the Assumed Acreage in size. The Buyer shall have the right
to cancel this agreement, or to issue a new offer, in the event
that the Property’s size is not at least ninety percent (20%) of
the Aggumed Acreage, or 1g in some way significantly different
from what was appraised, or 1if Seller’s title is subject to
restrictions on usge, or to an easement which Buyer believes
impacts on the value of the Property’s development rights, or on
the public need to make this purchase.

4.5. SELLER‘’S PERFORMANCE REQUIRED NOTWITHSTANDING TITLE DISPUTE.
Seller shall not be relieved from performance notwithstanding
Seller’s dispute with the determination of Buyer’s title company
and/or surveyor about the size of the Property owned by Seller.
Buyer may elect, but is not required, to (a)} extend the time for
closing if Seller desires to establish Seller’s good title to
gsuch portion of the Property deemed not insurable by the Buyer’s
title company or (b) complete the purchase for that portion of
the Property that has been determined by Buyer’s title company to
be insurable at regular rates.

5.0. SURVEY OF PROPERTY. Seller agrees that as a condition to
making this purchase, Buyer shall be entitled to obtain a survey
of the Property by the surveyor of Buyer’s choice, and at Buyer’s
expense. Seller agrees to cooperate with the surveyor in all
regpects. Execution of this agreement shall constitute Seller’s
authorization to Buyer’s surveyors to enter upon the Property as
necessary to complete the survey. Seller shall not be relieved
from performance notwithstanding Seller’s dispute with the
determination of Buyer’s surveyor about the boundaries of the
Property. Seller shall be responsible for providing Buyer with a
copy of any survey of the Property in Seller’s possession within
ten (10) days of the Effective Date. ‘

6.0. INSPECTIONS OF THE PROPERTY. Representatives of the Buyer,
the County of Gloucester, the GCADS, or the SADC, shall have the
right to imspect the Property at any time prior to closing. 1In
addition, Representatives of the Buyer, the County of Gloucester,
the GCADB, or the SADC shall have the right to inspect the
Property following Seller’s execution c¢f the Deed of Easement for
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the purpcse of verifying that Seller is not in viclaticn of any
of the termg and conditions of this agreement or of the Deed of
Easement. Absent special need therefor, all inspections shall be
conducted during daylight hours and on twenty four (24) hours’
advance notice to Seller.

7.0. RISK OF LOSS. Risk of loss or damage to the Property by
fire or other cause prior to closing shall be and is assumed by
the Seller. At its sole discretion the Buyer may elect te cancel
thig agreement or limit the area of the Property subject to this
agreement in the event that the Property is substantially damaged
or the potential for agricultural use of the Property is
substantially impaired as a result of any occurrence between the
date of this agreement and closing. Seller is required to advise
the Buyer of any occurrence which regults in losgss of or damage to
the Property or the impairment of the Property’s availability or
usability for agricultural purposes.

7.1. CONDITION OF THE PROPERTY. Seller hereby represents,
warrants and certifies to Buyer that the Property is
gubstantially and materially in the condition it was when Seller
applied to the Program, and that Seller knows of no existing
circumstance or condition which may impair agricultural use of
the Property following closing.

8.0. INDEMNIFICATION OF BUYER FOR HAZARDOUS CONDITION OF THE
PROPERTY. Seller hereby indemnifies and holds Buyer harmless
from and against any and all claims which may be made by any
parties that are involved in this transaction, judgments awarded,
penalties assessed or orders entered, which now exist or which
may subsequently exist of or pertaining to the discharge of
hazardous substances I[rom or onto the Property which discharges
were determined to have occurred during Seller’s period of
ownership. Buyer’s acceptance of a Deed of Easement from Seller
conveying to Buyer the Nonagricultural Development Rights and
Crediis and an easement to the Property and Buyer’s payment to
Seller therefor shall not constitute nor be deemed to be an
assumption of liability for any hazardous substances on or
diacharges from the Property, regardless of whether said
discharge occurred or occurs prior or subsequent to closing.

8.1. INDEMNIFICATION OF BUYER FOR USE OF THE PROPERTY. Seller
hereby indemnifies and holds Buyer harmless from and against any
and all claims which may be made, judgments awarded, penalties
assessed or orders entered pertaining to (a) Seller’s failure to
comply with the terms and conditions of the Deed of Easement or
(b) Seller’s use of the Property in accordance with the Deed of
Easement. Buyer’s acceptance of the Deed of Easement shall not
constitute an agsumption of liability or responsibility for any
damages or losses sustained by any person or entity as a result
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of Seller’s use of the Property -- whether or not in conformity
with the Deed of Easgsement.

8.2. INDEMNIFICATION OF SELLER. Buyer agrees to indemnify and
hold Seller harmless againgt any and all claims, demands,
damages, costs and expenses, including reasocnable attorney’s
feeg, for the defense of guch claims and demands arising from the
conduct of Buyer, its agents, employees, invitees, or licensees
in connection with any of their activities in or about the
Property. Seller shall promptly nctify Buyer of the commencement
of any claim, demand, action or proceeding.

9.0 REDUCTION OF PROPERTY'S VALUE. Seller acknowledges Seller’s
understanding that execution of the Deed of Easement and
conveyance of the Property’s nonagricultural Develcopment Rights
and Credits and an easement to Buyer may reduce the value of the
Property. Seller agrees that acceptance of Buyer’s payment to
it, computed in accordance with paragraphs 3 and 3.1, shall
constitute full and complete congideration for Seller’s execution
of the Deed of Easement. Seller acknowledges and agrees that
Seller shall have no further claim for compensation for any loss
in value of the Property that may occur subsequent to closing
which may be attributable to this sale.

10.0. USE OF PROPERTY AFTER SALE. Neither Buyer nor Seller makes
any warranty to the other that economic market conditions will
continue to make agricultural use of the Property a viable or
profitable choice. Seller understands, acknowledges and agrees
that Seller’s sale of the Property’s Nonagricultural Development
Rights and Credits and an easement to Buyer shall permanently and
forever restrict the Property To agricultural use regardless of
whether Seller or any other perscn is subsequently able Lo make
profitable use of the Property so restricted and that Seller
shall have no claim for additional compensation from Buyer
notwithstanding any inability to put or retain the Property for
agricultural use. :

10.1. NO RELIEF FROM RESTRICTIONS. No law, rule or regulation,
whether Federal, State or local, shall relieve Seller or Seller’s
successors, heirsg, assigns, personal or legal representatives or
subsequent owners of the Property of the restrictions on the
Property imposed by the Deed of Easement, provided however that
nothing contained herein shall require the Buyer, thelr heirs and
assigns to actively engage in agricultural use of the Property.

11. DEFAULT BY SELLER. Violation of any term or condition of
this agreement by Seller shall constitute a default. “Default”
includes, but is not limited to, the following actions by Seller:

(a) Seller advises Buyer that Seller does not intend
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12.

to sell the Property’'s Nonagricultural Development
Rights, Credits and an easement to Buyer.

{b) &Geller wviolates or fails to comply with any
material term of thig agreement and fails to cure said
default within five (5) dayes of the date of Buyer’'s
demand upcn Seller to do so. If Seller asserts that
more than five (5) days are needed to cure a default,
Seller shall so advise Buyer in writing and request
such additional pericd as Seller helleves necessary.
Buyer shall agree to said additional period if the
period to cure proposed by Seller is objectively
reagonable; in no case, however, shall Seller be
relieved from performance pursuant to this agreemenit if
the period to cure extends beyond the Commitment
Period.

{c) Seller fails to execute and deliver a Deed of
Eagement and all required supporting documentation on
the date of closing scheduled in accordance with the
termsg of this agreement. Supporting documentation
includes, but is not limited to, affidavit(s) of title
acceptable to Buyer, and mortgage subordination
agreements.

{d) Seller or any person acting on Seller’s behalf has
made & misrepresentation of material fact in the
application or in or through any other written or oral
communication with Buyer concerning the Property.

(e} Seller commences a nonagricultural use on the
Property.
(£) Seller fails to cooperate with Buyer, Buyer’s

title company, surveyor or Provider or potential
provider of non-County funds in accomplishing this sale
transaction.

BUYER’S RIGHTS ON SELLER’S DEFAULT. In the event that

Seller defaults in any term, covenant, requirement or condition
of this agreement, Buyer shall have the right to declare Seller
in default, and take any of the following actions:

a. gue for specific performance;
b. cancel the agreement;
C. require the Seller to pay Buyer all of the Application

Processing Costs it hasg incurred after the date of this
Agreement;
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d. require that Seller restore the Property to the
condition it was in prior to the time that
nonagricultural use activity commenced subseguent to
the submissions of the Seller’s application;

e, reduce the amount payable pursuant to paragraph 3.0
by four timeg the easement value for each day and for
each acre or part of any acre that soil or other
earthen material is removed from the Property in
viclation of paragraph 2.11; and

£. require Seller to replace soil removed from the
Property in violation of paragraph 2.11 with topsoil
approved as to quality by the NRCS.

13. ENFORCEMENT OF AGREEMENT AND EASEMENT. Buyer and Seller
shall each have the right to enforce the terms of this agreement
and the restrictions to be imposed on the Property contemplated
by this agreement by any lawful means available. The parties
hereby agree and congent to the jurisdiction of the Superior
Court of New Jersey, Gloucester County vicinage, in any action
brought by Buyer or Seller to enforce the terms of this agreement
or the terms and conditions of the Dead of Easement.

14. ASSIGNMENT OF AGREEMENT/TRANSFER OF PROPERTY. Seller may
not sell, transfer or convey the Property, in whole or in part,
to any person unless the purchaser, transferee or assignee agrees
to comply with and perform in accordance with the terms of this
agreement. Seller shall be respongible for providing a writing
acceptable to Buyer in which Seller’s transferee or assignee
agrees to comply with and be bound by the terms of this
agreement. Seller may not assign this agreement without the
approval cf the Buyer, which approval shall not be unreasonably

withheld,

15. REVIEW OF AGREEMENT BY SELLER’'S ATTORNEY. Seller may submit
this agreement to an attorney for review. In the event that
Seller fails to submit this agreement to an attorney for review,
or if Seller’s attorney neither disapproves nor requests
modification to this agreement within five (5} business days of
Seller’s execution hereof, Seller shall be bound hereby. Seller
shall be responsible for the cost of any attorney retained to
represent or counsel Seller with respect to this matter.

16. COMPLETE AGREEMENT. This agreement is the entire and only
agreement between Buyer and Seller and no other statements,
promises or communications, whether written or oral, shall be
effective to modify or supersede this agreement or any term
herein. This agreement can only be changed by a writing signed
by both Buyer and Seller.
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17. LOCATION OF CLOSING. Closing shall be conducted at the
offices of Gloucester County, or such other place specified by
Buyer.

18. TIME FOR CLOSING. Buyer shall notify Seller when all
preconditions to consummation of this sale have been satisfied,
and Buyer ig ready to schedule closing. Buyer and Seller shall
establish a date for closing which is acceptable to both parties.

18.1. DELAY IN CLOSING BY SELLER. Secller’s inability ({(except for
objectively reascnable reasons) or unwillingness to close on the
date for closing scheduled pursuant to paragraph 18, or failure
to cooperate in scheduling a date for closing, shall constitute a
breach of thig agreement entitling Buyer to the remedies therefor
gset forth in paragraph 12.

19. NO COLLUSION. Seller hereby affirms that neither Seller nor
any person on Seller’s behalf has made or agreed to make any
valuable gift, whether in the form of service, loan, thing or
promise, to Buyer or to any employees, servants or agents of
Ruyer for the purpose of influencing Buyer to make this purchase.
In the event that Seller’s affirmation herein is untrue, Buyer
ghall have all rights on default described above as well as any
other right that might be available to it under New Jersey law.

20. NOTICES. All notices to each party shall be made in writing
delivered perscnally or by first-class, postage prepaid mailed to
the other party at the addresses stated in the Transaction
Summary in this agreement.

21. SURVIVABILITY OF COVENANTS. All covenants and agreements
made by Seller in this Agreement are binding on Seller and on
Seller’'s agents, attorneys-in-fact, heirsg, administrators,
executors, personal and legal repregsentatives, successgors and
assigns and shall survive closing for the applicable statute of
limitations period, measured from Buyer’'s discovery of a claim
for Seller’s violation of a covenant or agreement made herein.
Buyer shall be entitled to record this agreement, or a Notice
reporting the existence of this agreement.

22. WAIVER OF BREACH. The waiver of a breach of any provision
of this agreement by Buyer or Buyer’'s failure to insist upon
strict compliance with any term, covenant or conditions hereof
shall not operate or be construed as a waiver of any subsequent
breach. Delay in or failure of Buyer to declare Seller in breach
of this agreement shall not operate or be construed as a waiver

thereof.
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23. GOVERNING LAW. This agreement shall be governed by and
construed in accordance with New Jersey law, and shall be subject
to the requirements of all applicable laws and regulations
adepted by State or Federal Non-County Funding Sources. If any
provision of this agreement shall be or become invalid under any
law, such invalidity shall not affect the wvalidity or
enforceability of any other provision hereof.

24. PERSONS BOUND. This agreement shall be binding on the
parties and on their heirs, executors, administrators, personal
or legal representatives, successors and assigns.

25. SELLER ENTITY. If Seller i1s a corporation or other business
entity Seller warrants and certifies that it is duly formed and
validly existing under New Jersey law. Seller has the full
power, right and authority to enter into this agreement, to
perform its obligations under this agreement, and to execute and
deliver all documents required to be executed and delivered by
Seller under this agreement. The perscn signing this agreement
on behalf of Seller has the requisite power and authority to
executbe and deliver this agreement in the name of Seller and to
create a binding obligation of Seller. Upon request, Seller
shall deliver to Buyer such evidence and documentation as Buyer
may reasonably require in order to verify the truth of the
statements made in this Paragraph.

26. COUNTERPARTS. This agreement may be signed in any number of
counterparts, each of which ghall be an original and all of which
taken teogether shall constitute a single agreement, with the same
effect as if the signatures thereto and hereto were upon the same
instrument.

27. CAPTIONS. The captions contained in this agreement are for
the convenience of the parties and do not in any way modify,
amplify or give full notice of any of the provisions of this
agreementc.

28. NUMBER AND GENDER. For purposes of this agreement, the
masculine shall be deemed tc include the feminine and the neuter,
and the singular shall be deemed to include the plural, and the
plural the singular, as the context may require.

IN WITNESS WHEREOF, and intending to be legally bound hereby, the
Seller has caused this agreement to be executed. If Seller,
whether in whole or in part, is other than a natural person, the
making and execution of this agreement has been properly
authorized and effected.
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IN FURTHER WITNESS WHEREOF, and intending to be legally bound
thereby, the Buyer has caused this agreement tc be executed by
its duly authorized agents.

SELLER: BUYER:

George H. Urban COUNTY OF GLOUCESTER
BY: BY:

Brenda Caltabiano, ag Power of

Attorney for George H. Urban ROBERT M. DAMMINGER,

FREEHCOLDER DIRECTOR

Social Security Number

ACKNOWLEDGMENT

STATE OF NEW JERSEY )

COUNTY OF GLOUCESTER )

I certify to the following:

on , 2012, George H. Urban, by Brenda
Caltabiano, as Power of Attorney for George H. Urban, personally
came before me, and acknowledged under ocath, to my satisfacticn,
that:

.{(a) He/She is named in, and personally signed the foregoing
agreement: and

(b) He/She gigned and delivered this agreement as a
voluntary act and deed for the uses and purposes
therein expressed; and,

(¢) He/She is duly authorized to sign this agreement, and
to have delivered this agreement.

Notary
20




CONTRACT TO SELL MNONAGRICULTURAL DEVELOPMENT RIGHTS,
DEVELOPMENT CREDITS AND A DEVELOPMENT EASEMENT

ATTACHMENT C - FUEL TANK DISCLOSURE
We hereby certify that only the fuel tanks described below are
located on, over or under the property which is the subject of
thig agreement of sale:
Tank No. 1:
Location:
Contents:
Purpose (use):
Age (in vyears):
Tank No. 2:
Location:
Contents:
Purpoge {use):
Age {(in years):
Tank No. 3:
Location:
Contents:
Purpose (use):
Age (in years):

Use additional sheet(s) if more than three tanks are on the
Property.

21



All property owners must sign:

BY: Date:

George H. Urban,
By Brenda Caltabkianc, as Power of
Attorney for Geocrge H. Urban

22
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THE HANSON ORGANIZATION £~-7/j

A Professional Corporation

809 Second Street, Ocean City, NJ 08226-4137
{609) 398-3189 ~ Fax (609} 3986218
MARK J. HANSON, MAL SRA, CTA, ESQ, LEM (Tax)
MAIL SRA Member Appraisal Institute email: mhanson@hanscapc.us
NJ Certified General Real Estate Appraiser #42RG00012066 web pager www.hansoppe.us

October 12, 2011

Ken Atkinson, Director
Office of Land Preservation
County of Gloucester

1200 North Delsea Drive
Clayton, New Jersey 08312

Re: Appraisal of the Urban Farm
Block 374 Lot 1 and Block 375 Lot 2, West Deptford Towaship, NJ

Dear Mr. Atkinson:

At your request, I have prepared a self contained appraisal of the Urban Farm located at 221 Ogden Station Road, West
Deptford Township, Gloucester County, New Jersey for farmland preservation purposes based on market conditions
prevailing on October 1, 2011,

This report is intended for use only by Gloucester County and the State Agricultural Development Committee (SADC) for
farmland preservation use. This report is not intended for any other use.

I have made a personal inspection of the site, the neighbothood and its swrrounding fand uses and I have completed a study of
those factors that influence value. To the best of my knowledge and belicf, the statements contained in this report are correct
and subject to the assumptions and limiting conditions which may be found herein. This is to cerfify that I have carefully
sxamited the above property, that I have no financial or other interest in the property and that my employment is in no way
sontingent upon the amount of the valuation.

This appraisal report is intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) of the
Jniform Standards of Professional Appreisal Practice (USPAP) as promulgated by the New Jersey Legislature under
N.J.S.A. 45:14F-]1 et seq, and the appraisal handbook regulations of the SADC dated May 2011.

3ased on my analysis, along with the assumptions and limiting conditions contained herein, it is my opinion that the
narket value of the development easement of the Urban Farm, as described herein, as of October 1, 2011, was as follows:
Yalue Per Acre Total Value
UNRESTRICTED MARKEY VALUE BEFORFE, EAS EMENT 514,000 $1,066,000

RESTRICTED MARKET VALUE AFTER EASEMENT $535,500
VALUE OF DEVELOPMENT EASEMENT 31,139,500
‘havk you for the opportunity to be of service.
espectfully Submitted, Y
HE HANSON ORGANIZATION, P.C. s 0 ’
). H gl
151 BNt W VWA e ‘} Gh

Tark'F. Hanson, MAL SRA, SCGREA - #42RGG0012000

nclosare: appraisal report

file #REZ011025
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Subject Parcel: Urban FParm, West Deptford Tp Appraiser: Steven Bartelt, MAI
Client: County of Gloueester/Oct 2011 Page 3 :

CERTIFICATION
In conformance with Standards Rule 2-3;  certify 1o the Couniy of Gloucester that {o the best of my knowledge and helief

In accordance with your request I have appraised the above captioned parcel(s] and cer{ify:

1 personally made a field inspection of the property herein appraised. I have also, on the dates indicated in the appraisal
report, personally made 2 field inspection of the comparable sales relied upon in making said appraisal.

The reported analyses, opinions and conclusions are LIMITED ondy by the reported assumptions and Bmiting conditions
(contained on other pages herein), and are MY PERSONAL, impartial, and unbiased professional analyses, opinions, and
conclusions.

The use of this report is SUBJECT TO THE REQUIREMENTS of the Appraisal Institute relating to veview by its duly
anthorized representatives.

I have NO PRESENT OR PROSPECTIVE INFEREST in the property that is the subject of t.hxs report, and no personal
interest with respect to the parties involved.

1 have noe bias with respect io the property that is the subject of this report or to the partes involved with this assignment.
My engagement was nol contingent upon the development or reporting predetermined results.

My COMPENSATION for completing this assignment IS NOF CONTINGENT upon the development or reporting of a
predetermined value or divection in value that favers the cause of the County of Gloucester, the amoust of the value

opinion, the attainment of a stipulated resull, or the occurrence of a subsequent event directly related to the intended use
of this appraisal.

No one pravided significant real property appraisal ASSISTANCE o the person signing this certification.
Steven W, Bartelt, MAI has personally inspected the subject property.

As of the date of this report, Steven Bartelt, MAY, SRA has completed the requirements of the continuing education program
of the Appraisal Institute.

Statements of fact contained within this report are true and correct.

My analyses, opindons and eonclusions were developed, and this report has been prepared, in conformity with the Unjform
Swmdards of Professional Appraisal Practice.

The reported analyses, opinions, and conclusions were developed, and this report has been prepared, i conformity with
the requirements of the Code of Professional Ethics and Standards of Professional Appraisal Pracilee of the Appraisal
Institute, which inchude the Uniform Standards of Professional Appraisal Practice.

NO CHANGE MAY BE MADE, on any section of this report. Further the appralser will bear no responsibility for such
unauthorized change.

This report is the original work of Steven W. Bartelt. I was created in fixed form for distribution to the County of Gloucester
for thejr EXCLUSIVE USE. It was made for the function of farmland preservation and NOT intended for any other use. The
appraiser hereby DISCLAIMS ANY AND ALL LIABILITY for a) use of this report for purposes and/or functions other than
the one specifically noted herein and b) use by any person(s) or ageneies other than the County of Gloucester.

Vatuation Scenario Estimated Value Estimated Total Value
per Acxe (8} Area — 119+ /- Net Acs
Before Easement S 816,000 COUTTS1,904,000 T
After Easement /(gsg_‘%\ 5535,500
Value of Development Easement 11,500 $1 368, 500
S
Yo 2 P
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Urban Farm  SADC ID#08-0090-PG ' 4 LT - /
Certification Report -

Meeting Date: January 26, 2012
County Planning Incentive Grant

County: Gloucester Municipality: West Deptford Twp.
Owner: Urban, George H. & Robert C. '

Farm: Urban Farm SADC ID# 08-0090-PG T’

County Municipality  Block Lot County Municipality Block Lot

Gloucester  West Deptford 375 2 Gloucester ~ West Deptford 374 1

Acreage in Application; 117

Residential Opportunities/Exceptions: C
# 0 RDSO - :
#_0_Existing Dwellings WG
# _0__ Severable Exceptions - _Acres : Qﬂ 0\
# _1_NounSeverable Exceptions - _around existine dwelling  Acres 2 N '
Value Conclusions - Current Zoning and Environmental regulations
Per Acre
Appraiser Date Before After Easement, //
Mark Hanson 10/1/11 $14,000 $4,500 $9,500 1/
Steven Barteit 10/1/11 $16,000 $4,500 311500
Bob Cooper . 10M/ . §14,000 $4,500 b gom00 ) 1
Toial Value f o
 Appraiser Date Before After Easement
Mark Hanson 10/1/11 $1,666,000 ) $535,500 $1,130,500
Steven Bartelt 10/1/11 $1,904,000 $535,500 $1,388,500
Bob Cooper - 10/1/11 $1,638,000 $526,500 31,111,500

Physical Characteristics
Highlands Status: _Preservation _ Planning_X OQutside Highlands areas
Location: 221 Ogden Station Road, West Deptiord Township
Size: 119 acres gross Shape: frregular
117 acres net
Topography: Level 1o genily rolling
Frontage Ratio: 33 /1
Finod Zone; Yes — High Flood Risk Area
Category 1 Streams: Not Present

Soils% Tiliability% Septic Suitabiltiy% Wetlands %

Prime 42 Woedlands 8 Septic Compatible Freshwater 12 *

Statewide 33 Wetlands 12 Septic Incompatible Mod Ag 7%

Local 7 Orchard Slight Tidal

. Unigue z Crplind Hrvsted 66 Very limited 19*% | Water Bodies g *

Other 16 Crpind Pstred 14 Somewhat Limited Uplands 73 *
Permanent Pasture Not limited 78% '
Other Not rated 3*

*BADC GIS estimates

SAPtanning Incentive Gramt -2007 rules County\Gloucester\Gloucester\Urban\Urban_Farm_-_ West
Deptford_Twp_-_Gloucester-cert_report. - 1-26-11.doc




COUNTY OF GLOUCESTER =
P. 0. Box 337
Woodbury, N.J. 08096

/

r
A

Certificate of Availability of Funds

TREASURER'S No. | D) “O%ZAG DATE _ October 2, 2012

T-03-08~509-372-20548
BUDGET NUMBER - CCRRENT YR B DEPARTMENT

TLand Preservation

AMOUNT OF CERTIFICATION $1,010,800.00 COUNTY COUNSEL -August Knestaut . .

Resolution authorizing acquisition of a development easement, and the
DESCRIPTION:  gigning of an Agreement of Sale and other documents necessary for
closing regarding such easement, on the farm property of George H. Utrban,
located in the Township of West Deptford, known as Block 374, Lotl and
Block 375, Lot 2, consisting of approximately 106.4 acres, for the
amount of $1,010,800.00,

VENDOR:  presidential Title Agency, Inc

PO Box 1367
ADDRESS: 1546 Blackwood-Clementon, Road

Blackwood, NJ 08012

Sl

DEPARTMENT HEAD APPROVAL

)
w— RETURNED TO DEPARTMENT
APPROVEL(//%W NOT APPROVED

/PURCHmm AGENT

L LT ey T T
DATE PROCESSED / 0 ‘% /- \ DA v




File ID #RE2011025

A SELF CONTAINED APPRAISAL REPORT

OF THE URBAN FARM

Property Address: 221 Ogden Station Road,
Legal Description: Block 374 Lot | and Block 375 Lot 2
West Deptford Township, Gloucester County, NJ 08086

Property Owner: George H. Urban

PREPARED FOR

Gloucester County Office of Land Preservation
1200 North Delsea Drive
Clayton, NJ 08312

Ken Atkinson, Director

Date of Inspection: October 3, 2011
Date of Valuation: October 1, 2011

Date of Report: October 12, 2011
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October 12, 2011

Ken Atkinson, Director
Office of Land Preservation
County of Gloucester

1200 North Delsea Drive
Clayton, New Jersey 08312

Re: Appraisal of the Urban Farm
Block 374 Lot 1 and Block 375 Lot 2, West Deptford Township, NJ

Dear Mr. Atkinson:

At your request, I have prepared a self contained appraisal of the Urban Farm located at 221 Ogden Station Road, West
Deptford Township, Gloucester County, New Jersey for farmland preservation purposes based on market conditions
prevailing on October 1, 2011.

This report is intended for use only by Gloucester County and the State Agricultural Development Committee (SADC) for
farmland preservation use. This report is not intended for any other use.

I have made a personal inspection of the site, the neighborhood and its surrounding land uses and I have completed a study of
those factors that influence value. To the best of my knowledge and belief, the statements contained in this report are correct
and subject to the assumptions and limiting conditions which may be found herein. This is fo certify that [ have carefully
examined the above property, that I bave no financial or other interest in the property and that my employment is in no way
contingent upon the amount of the valuation.

This appraisal report is intended to comply with the reporting requirements set forth under Standards Rule 2-2(a) of the
Uniform Standards of Professional Appraisal Practice (USPAP) as promulgated by the New Jersey Legislature under
N.J.S.A. 45:14F-1 et seq, and the appraisal handbook regulations of the SADC dated May 2011.

Based on my analysis, along with the assumptions and limiting conditions contained herein, it is my opinion that the
market value of the development easement of the Urban Farm, as described herein, as of October 1, 2011, was as follows:

Value Per Acre Total Value

UNRES TRICTED MARKET VALUE BEFORE EAS KMENT $14,000 51,666,000
RESTRICTED MARKET VAL UE AFTER FASEMENT $4.500 $535,500
VALUE OF DEVELOPMENT FAS EMENT $9,500 §$1,130,500

Thank you for the opportunity to be of service.

Respectfully Submitted,
THE HANSON ORGANIZATION, P.C.

/NS

Mark J. Hanson, MAL SRA, SCGREA - #42RG00012000

Enclosure: appraisal report
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MARK J. HANSON, MAIL SRA Real Estate Consultant

CERTIFICATION OF APPRAISAL
I, Mark J. Hanson, hereby certify to Gloucester County and the State Agriculture Development
Committee that the market value of the development easement for the Urban Farm, as described
herein, as of October 1, 2011, was:
Value Per Acre Total Value

UNRESTRICTED MARKET VALUE BEFORE FASEMENT $14,000 51,666,000
RES TRICTED MARKET VALUE AFTER FASEMENT 54,500 $535,500
VALUE OF DEVELOPMENT FASEMENT $9,500 $1,130,500

I further certify that to the best of my knowledge and belief:

1. The statements of fact contained in this report are true and correct.

2. The reported analyses, opinions, and conclusions are limited only by the reported
assumptions and limiting conditions and is my personal, unbiased professional analyses,
opinions, and conclusions.

3. I have no present or prospective interest in the property that is the subject of this report. 1
have no personal interest or bias with respect to the parties involved.

4. 1 have no bias with respect to the property that is the subject of this report or to the parties
involved with this assignment.

5. My compensation for this appraisal is not contingent upon the reporting of a predetermined
value or direction in value that favors the cause of the client, the amount of the value
estimate, the attainment of a stipulated result, or the occurrence of a subsequent event. The
appraisal was not based on a requested minimum valuation, a specific valuation, or the
approval of a loan. The engagement in this assignment was not contingent upon developing or
reporting predetermined results.

6. My analyses, opinions, and conclusions were developed, and this report has been prepared, in
conformity with the Uniform Standards of Professional Appraisal Practice (USPAP)
promulgated by the New Jersey State Board of Real Estate Appraisers. [ have performed
within the context of the competency provision of the Uniform Standards of Professional
Appraisal Practice.

6. 1have made a personal inspection of the subject property on October 3, 2011.

7. No one provided significant professional assistance to the person signing this report, unless
set forth and specified herein.

8. This report has been prepared in accordance with the requirements of the Code of
Professional Ethics and the Standards of Professmnal Appraiser Practice of the Appraisal
Institute.

9. The use of this report is subject to the requirements of the Appraisal Institute relating to
review by its duly authorized representatives.

10. As of this date, I have completed the requirements of the continuing education program of
the Appraisal Institute and the New Jersey State Board of Real Estate Appraisers.

11. This appraisal conforms to the Standards for Appraisals in N.J.A.C. 2:76-10.

‘ ' October 12,2011
Mark J. Hanson, MAI, SRA Date
SCGREA #42RG00012000
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MARK J. HANSON, MAI, SRA Real Estate Consultant

EXECUTIVE SUMMARY
Property Owner: _ George H. Urban
Property Type: Urban Farm
Interest to be Acquired: Development Easement
Appraisal Purpose: Farmland Preservation
Property Location: 221 Ogden Station Road, West Deptford Township,

Gloucester County, a/k/a Block 374 Lot 1
and Block 375 Lot 2 on the West Deptford

Township Tax Map
Land Size: Total Size: 119 acres
Improvement Description: One barn and several small farm outbuildings
Zoning: R-6, Residential District (1 unit/2 acres)
Highest and Best Use:
BEFORE Easement Continued interim agricultural use
with future residential subdivision
AFTER Easement Permanently restricted agriculture use
Existing Dwellings: One, Homestead not part of the easement
Exceptions After Easement: One non-severable Exception
RDSO After Easement: None
Housing Opportunities After Easement: One
Date of Valuation: October 1, 2011
Date of Inspection: October 3, 2011
Value Per Acre Total Value
UNRES TRICTED MARKET VALUE BEFORE EASEMENT $14.000 51,666,000
RES TRICTED MARKET VALUE AFTER FASEMENT $4,500  $535,500
VALUE OF DEVELOPMENT FASEMENT $9,500 $1,130,500
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MARK J. HANSON, MAIL, SRA Real Estate Consultant

APPRAISAL PURPOSE AND SCOPE OF THE APPRAISAL

L PROBLEM IDENTIFICATION

A. NATURE OF THE VALUATION PROBLEM TO BE SOLVED.

My research indicates that Block 374 Lot 1 and Block 375 Lot 2 are property situated in West
Deptford Township. It is known as the Urban Farm. This is an update of the original appraisal
prepared in 2008.

The assignment requires an estimate of the Unrestricted Market Value and Restricted Market
Value of the fee simple interest of the subject property as of the effective date of the appraisal in
order to estimate the Market Value of the Development Fasement.

The purpose of this appraisal is to provide an independent opinion of the market value of a
development easement on the subject property per the restrictions of the New Jersey Agriculture
Retention and Development Program. The effective date of valuation is October 1, 2011.

B. IDENTIFICATION OF THE CLIENT AND ALL INTENDED USERS.
The intended users of this report are Gloucester and the State Agriculture Development
Committee. This appraiser is not responsible for use of this report by any other user.

C. THE INTENDED USE OF THE APPRAISER’S OPINIONS AND

CONCLUSIONS.
The intended use of the report is for farmland preservation purposes. This report should not be

used for any other purpose.

D. SUBJECT OF THE ASSIGNMENT AND ITS RELEVANT CHARACTERISTICS.
The subject of this assignment is the Urban Farm and further identified as Block 374 Lot 1 and
Block 375 Lot 2 on the West Deptford Township Tax Maps.

There are two parcels on the north and south sides of Ogden Station Road. The sites features an
agricultural land use. The sites are level, irregular shaped parcels containing 119.4 acres with
3,845 feet of frontage on Ogden Station Road. The site has access to electric, cable and
telephone. I am not aware of any physical characteristic that would impede development to its
highest and best use. The site is zoned for low density residential use in the R-6 district featuring
1 unit per 2 acres. The highest and best use of the Unrestricted Market Value of the subject
property is for residential development with agriculture as an interim use. The highest and best
use of the Restricted Market Value of the subject property is for agricultural. This assignment
only considers the land.

The price per acre is the most relevant economic unit of comparison in the marketplace for the
property.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

E. TYPE AND DEFINITION OF VALUE.

This assignment estimates the Unrestricted Market Value and Restricted Market Value based on
the definitions contained in the New Jersey Farmland Preservation Program Appraiser Handbook
dated May 2011 as of the effective date of the appraisal. This report alse contains a Definition
section that defines relevant terms used in this report that impact upon market value.

G. EFFECTIVE DATE OF APPRAISER’S OPINIONS AND CONCLUSIONS
The effective date of the report is the date at which the analyses, opinions, and advice in an
appraisal service apply. The effective date of this report is October 1, 2011.

The date of the transmittal letter of a written report ... prepared by the appraiser is the date it is
communicated to the client. The date of the report may or may not be the same as the effective
date of the appraisal. The date of the report is October 12, 2011.

H. ASSIGNMENT CONDITIONS

Assignment conditions are extraordinary assumptions or hypothetical conditions that the client
requires for the purpose of analysis. This is a current estimate of the Unrestricted Market Value
and Restricted Market Value of the fee simple interest of the subject property. There are no
assignment conditions in the valuation of the subject property. This report also contains basic
assumptions and limiting conditions in the body of this report.

IL RESEARCH PROGRAM

I. EXTENT OF THE INSPECTION.

The property was inspected on October 21, 2008 and October 3, 2011. I also inspected the
neighborhood on October 21, 2008 and again in October 2011. The comparable market data was
inspected in October 2011. T walked the accessible exterior areas of the subject property. During
the inspection, I took digital photos of the exterior of the property. The photographs of the
subject property are presented in the Addenda. The photographs of the comparable market data
are presented in the body of the report. An exterior inspection of the comparable market data was
made by this appraiser. Each comparable market data was verified through public records and
other reliable sources to insure the market data was genuine and reliable for quality control

purposes.

J. TYPE AND EXTENT OF THE DATA RESEARCHED.
I reviewed various maps of the subject property and neighborhood including tax maps, general
area maps, zoning maps and flood maps.

I reviewed the zoning ordinance and map of West Deptford Township.

The Client provided information from their files including: (1) Appraisal Order Checklist; (2)
Application for Development Easement Purchase; and (3) various land use maps.

I visited the municipal offices to perform the following due diligence tasks: (1) the tax assessor’s

office to obtain tax assessment information on the property under appraisal; (2) Clerk’s Office to
research the land use ordinance, zoning map and current development projects.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

After identifying the nature of the appraisal problem through application of the seven steps in the
problem identification section of this scope of work, I conducted real estate research to identify
units of comparison used by market participants when acquiring properties with similar physical,
legal and economic characteristics as the subject property.

After completing the highest and best use analysis, as if vacant and improved, I conclude that the
highest and best use of the subject property in the Unrestricted Market Value estimate, as of the
effective date of the appraisal, was for residential use with an interim use as agriculture use. I also
conclude that the highest and best use of the subject property in the Restricted Market Value
estimate, as of the effective date of the appraisal, was for agricultural use. My research program
then focused on market data consistent with my highest and best use conclusions.

K. TYPE AND EXTENT OF ANALYSES APPLIED TO REACH THE VALUATION

CONCLUSIONS.

After collecting, verifying and inspecting the most relevant market data, I concluded that the
most relevant approach to market value for the subject property was the Direct Sales Comparison
Approach. The Direct Sales Comparison Approach utilizes a comparative technique by which
recent sales of similar land are related to the subject property’s physical, legal and economic
characteristics. Market adjustments are considered for such characteristics as time of sale, location,
physical condifion and other relevant market differences. Relevant units of comparison are extracted
from the market data and are applied to the subject property under appraisal to estimate a value
conclusion. The most relevant unit of comparison for the appraisal purpose is the sales price per
acre.

After establishing the range of the relevant units of comparison from the market data, I then
reconciled the market data into a value conclusion for the subject property. The conclusion of the
appraisal process is this appraisal report.

No other value approaches were applied in this report.

ESTATE APPRAISED
The property rights appraised in this report include the unencumbered, or unrestricted, rights of
the Fee Simple Estate in the Unrestricted Market Value conclusion.

The property rights appraised in this report also include the encumbered, or restricted from non-
agriculture development rights of the Fee Simple Estate in the Resiricted Market Value
-conclusion.

The property rights appraised in this report, and the rights to be acquired, include the
unencumbered, or unrestricted, rights of the Fee Simple Estate. Fee Simple Estate is defined in
The Dictionary of Real Estate Appraisal, Fourth Edition, Appraisal Institute, as follows:

“Absolute ownership unencumbered by any other interest or estate, subject only to the

limitations imposed by the governmental powers of taxation, eminent domain, police power, and
escheat.”
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MARK J. HANSON, MAI, SRA Real Estate Consultant

KEY DEFINITIONS
DEFINITION OF MARKET VALUE

The type of value, stated as an opinion, that presumes the transfer of a property, (i.e., a right of
ownership or a bundle of such rights), as of a certain date, under specific conditions set forth in the
definition of the term identified by the appraiser as applicable in an appraisal. USPAP Definitions
Section, Current Edition, 201 1. The following definition of market value is applied in this appraisal.

Market Value, as defined in The Appraisal of Real Estate, 13™ Edition, page 23, and used in this
appraisal, is as follows:

The most probable price, as of a specified date, in cash, or in terms equivalent to
cash, or in other precisely revealed terms, for which the specified property rights
should sell after reasonable exposure in a competitive market under all conditions
-requisite to a fair sale, with the buyer and seller each acting prudently,
knowledgeably, and for self interest, and assuming that neither is under undue
duress.

For purposes of this appraisal, October 1, 2011 is considered the date of valuation.

BUNDLE OF RIGHTS THEORY

The concept that compares property ownership to a bundle of sticks with each stick representing
a distinct and separate right of the property owner, eg., the right to use real estate, to sell it, to
lease it, to give it away, or to choose to exercise all or none of these rights. The Dictionary of
Real Estate Appraisal, Fourth Edition. Appraisal Institute, page 37.

The fee simple interest represents ownership of the most comprehensive real property rights a
person holds when acquiring title to a parcel of real property. The appraisal estimates value
based upon this real property interest.

EASEMENT
An interest in real property that conveys use, but not ownership, of a portion of an owner’s

property. Access or right-of-way easements may be acquired by private parties or public utilities.
Governments dedicate conservation, open space, and preservation easements. The Dictionary of
Real Estate Appraisal, Fourth Edition, Appraisal Institute, page 90.

The interest being acquired by the Client is a development easement. Deed restrictions are placed
on the title to the property that is established in N.J.A.C. 2:76-6. This type of real property interest
acquires a limited number of real property rights (less than a fee simple interest) at the time title
transfers. A development easement is an interest in land only.

The following definitions were taken from the New Jersey Farmland Preservation Program
Appraiser Handbook, 2007 Edition.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

MARKET VALUE (UNRESTRICTED):
Market Value Unrestricted means the market value that the property will bring in the open
market under all conditions requisite for a fair sale and which includes all rights of fee simple

ownership.

MARKET VALUE (RESTRICTED):

Market Value Restricted is the market value of property subject to the deed restrictions placed on
the title of a property as set forth in N.J.A.C. 2:76-6.15. This term may be synonymous with
agricultural market value although in areas under heavy development pressure or in more
exclusive gentrified arcas an increment of value may be inherent for residential and/or
recreational uses with agricultural use being secondary. The restrictions placed on the premises
run with the land forever.

AGRICULTURAL MARKET VALUE;

Agricultural Market Value can be defined as the market value of property with a present and
future highest and best use for agricultural production. This includes consideration of exposure
on the market and competition for agricultural property among farmers.

AGRICULTURAL VALUE:
Agricultural Value is a value in use. It can be defined as the value of property based solely on its
agricultural productivity. This value does not take into account alternative uses for the property.

RESIDENTIAL OPPORTUNITIES

This term encompasses exceptions which permit a residence, existing residential units and
residential dwelling opportunities (RDSOs) which are further defined as follows: generally, the
ability to reside on the property provides an increment of value attributed to the land, which is
independent of the actual value of the physical structure. This ability may exist through a
Residential Dwelling Site Opportunity, existing residential unit or an exception, which is not
encumbered by the general deed restrictions as contained in the Deed of Easement (see N.J.A.C.
2:76-6). '

EXCEPTIONS

An exception may be one of the following: (1) Severable Exception; or a (ii) Non-

Severable Exception.
Severable Exception: is an arca which is part of an existing Block and Lot
owned by the applicant which will be excluded from the restrictions of the Deed
of Easement and may be sold as a separate lot in the future;
Non-severable Exception: is an area which is part of an existing Block and Lot
owned by the applicant that will not be subject to the restrictions of the Deed of
Easement but cannot be sold separately from the remaining premises unless it is
part of a larger area which is deemed to be agriculturally viable.
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RESIDENTIAL OPPORTUNITIES (continued)

EXCEPTIONS (continued)
Residential Units: These consist of existing residential single family or multi-family

units for residential purposes. The occupant does not have to be involved in the
agricultural operation once the premises are permanently restricted.

Residential Dwelling Site Opportunities (RDSOs): An “RDSO” means the potential to
construct a residential unit and other appurtenant structures on the premises according to
N.J.A.C. 2:76-6.17. The residential building must be used for single family residential
housing and its appurtenant uses. The construction and use of the residential unit shall be
for agricultural purposes.

GENERAL ASSUMPTIONS AND LIMITING CONDITIONS
This appraisal report and resulting estimate of value, is subject to the following assumptions and
limiting conditions:

1. The forecasts, projections, or estimates contained herein are based upon current market
conditions, anticipated shori-term supply and demand factors, and a continued stable economy.
Therefore, these forecasts are subject to changes in future conditions. Value estimates in this
appraisal report are stated in United States currency as of the date of appraisal.

2. No responsibility is assumed for the legal description or for matters including legal or
title considerations.

The legal description used in this report is assumed to be correct, but it may not necessarily have
been confirmed by survey. No responsibility is assumed in connection with a survey or for en-
croachments or ovetlapping or other discrepancies that might be revealed thereby. Any sketches
inchuded in the report are only for the purpose of aiding the reader in visualizing the property and
are not necessarily a result of a survey.

No responsibility is assumed for an opinion of legal nature, such as to ownership of the property or
condition of title.

Title to the property is assumed to be good and marketable. The appraiser assumes no responsibility
for matters legal in nature, nor renders any opinion as to title.

Confidential Information - information that is either: identified by the client as confidential when
providing it to an appraiser and that is not available from any other source; or classified as
confidential or private by applicable law or regulation. For example, pursuant to the passage of
the Gramm-Leach-Bliley Act in November 1999, some public agencies have adopted privacy
regulations that affect appraisers. As a result, the Federal Trade Commission issued a rule
focused on the protection of "non-public personal information” provided by consumers to those
involved in financial activities "found to be closely related to banking or usual in connection
with the transaction of banking." These activities have been deemed to include "appraising real
or personal property. Federal Trade Commission, Privacy of Consumer Financial Information,

10
file #RE2011025



MARK J. HANSON, MAI, SRA Real Estate Consultant

Final Rule, 16 CFR Part 313. I have not been notified of or provided with confidential
information during this assignment unless otherwise noted herein.

3. The property is appraised free and clear of all existing liens and encumbrances, including
deed restrictions and developers agreements, unless otherwise stated in this appraisal report. The
market value restricted estimate is appraised as if the deed restrictions are in place.

4. Information furnished by others is believed to be true, correct, and reliable. A reasonable
effort has been made to verify such information; however, the appraiser assumes no
responsibility for its accuracy.

5. Gloucester County provided copies of several documents such as deeds, tax maps and
general property parcel maps of the subject property. These documents were relied upon in this
report and are assumed to be accurate. The appraiser assumes no responsibility for the accuracy of
the documents. Maps, plats, and exhibits included in this appraisal report are for illustration only,
as an aid in visualizing matters discussed within the report. They should not be considered as
surveys or relied upon for any other purpose. The appraiser has not made a survey of the
property, and no responsibility is assumed in connection with such matters.

6. Appraiser assumes that no hidden or unapparent conditions of the property, subsoil, or
structures exist, which would render the property more or less valuable. The appraiser(s)
assumes po responsibility for such conditions, or for engineering that might be required to
discover such factors. The appraiser recommends that, if necessary, the client obtain an opinion
from a competent engineering firm.

7. It is assumed that there is full compliance with all applicable federal, state, and local
environmental regulations and laws unless noncompliance is stated, defined, and considered in
this appraisal report.

8. It is assumed that all applicable zoning and use regulations and restrictions have been
complied with, unless nonconformity has been stated, defined, and considered in this appraisal

report.

9. It is assumed that all required licenses, certificates of occupancy, consents, or other
legislative or administrative authority from any local, state, or national government or private
entity or organization have been or can be obtained or renewed for any use on which the value
estimate contained in this report.

10. It is assumed that the utilization of the land and improvements is within the boundaries or
property lines of the property described and that no encroachment or trespass exists, unless noted
in this appraisal report.

11.  Value estimates in this appraisal report apply only to the entire property, and cannot be
prorated to individual portions or fractional interests. Any proration or division of interest will
invalidate the value estimate(s), unless such proration or division of interests is set forth in this

appraisal report.
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12.  The appraiser is not required to give testimony or attendance in court by reason of this
appraisal, with reference to the property in question, unless arrangements have been made
previously therefore. The fee charged for this appraisal does not include payment for court
testimony or for further consultation.

13.  Unless otherwise stated in this appraisal report, the appraiser did not observe the
existence of hazardous material, which may or may not be present on the property. The
appraiser has no knowledge of the existence of such materials on or in the property. The
appraiser, however, is not qualified to detect such substances. The presence of hazardous
substances such as radon, asbestos, urea-formaldehyde foam insulation or other potentially
hazardous materials may affect the value of the property. Value estimates within this appraisal
report are predicated on the assumption that there is no such material on or in the property that
would cause a loss in value. No responsibility is assumed for any expertise or engineering
knowledge required to discover them. The appraiser recommends that appropriate experts be
retained to investigate and determine to what extent, if any, such substances are present and what
risks, if any, are involved.

14.  Unless otherwise noted in this appraisal report, no consideration in the valuation process
has been given to sub-surface rights (minerals, oil, water, et cetera) that may be found on the
subject property.

15.  The appraiser reserves the right to alter opinions of value contained in this appraisal
report on the basis of information withheld or not discovered in the normal course of a diligent

investigation.

Possession of this report, or a copy thereof, does not carry with it the right of publication. Any
person other than the party to whom it is addressed without the written consent of the appraiser
and in any event only in its entirety may not use this report for any purpose.

16. Disclosure of the contents of this appraisal report is governed by the Bylaws and Regulations of
the Appraisal Institute and the State Board of Real Estate Appraisers of the State of New Jersey.

17. Neither all nor part of the contents of this report (especially any conclusions as to value, the
identity of the appraisers or the firm with which they are connected, or any reference to the
Appraisal Institute or to the MAI designation) shall be disseminated to the public through
advertising media, news media, sales media, or any public means of communication without the
prior written consent and approval of The Hanson Organization, P.C.

18. The Appraisal Institute conducts a program of continuing education for its members. Designated
members who meet the minimum standards of this program are awarded periodic educational
certification. Mark J. Hanson, MALI is currently certified under this program.
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HISTORY OF TITLE

The owner of record to the subject property from the deed indicates Robert C. Urban and George
H. Urban, received title from The Estate of Katherine N. Urban dated October 5, 2006, recorded
October 20, 2006 in Book 4295 page 143. Subsequent to the original appraisal, it is my
understanding that Robert C. Urban passed away leaving his interest to George H. Urban. A deed
dated October 28, 2010 in Deed Book 4825 Page 32 has brought title current. I did not conduct a
title search. A copy of this deed is included in the Addenda of this report. I have assumed that
there are no title issues that would affect the market value. To the best of my knowledge title to
this property has not changed since this transaction. The property has not transferred during the
past five years other than by deed and operation of law. There have been no contracts for sale
executed during the past five years.

GENERAL PROPERTY IDENTIFICATION AND DESCRIPTION

The property, (postal address: 221 Ogden Station Road, Thorofare, NJ 08086) is located on both
the east and west sides of Ogden Station Road in West Deptford Township, Gloucester County.
The parcel is identified as Block 374 Lot 1 and Block 375 Lot 2 on the West Deptford Township
Tax Maps. The parcel has 3,845 linear feet of frontage on Ogden Station Road. According to the
Application, the total land area is 119.4 acres with one non-severable exception. The land is
66% cropland, 26% cropland pastured and 8% wetlands. There is one barn and several small
farm outbuildings on the property to be preserved. The homestead site containing two acres and
multiple farm outbuildings plus the residence is excepted from the easement as a non-severable
exception.

ZONING

As of the effective date of this appraisal, Block 374 Lot 1 and Block 375 Lot 2 were located in
the R-6, Residence District of West Deptford Township. The principal permitted uses in the R-6
District are single family dwellings, agriculture, schools, churches, municipal uses and housing
for the developmentally disabled.

The minimum bulk requirements area in the R-6 District is as follows:

Minimum Lot Area 2 acres
Minimum Lot Width 200 feet
Minimum Lot Frontage 250 feet
Maximum Building Area 15% of Site Area
Front Yard Setback 75 feet
Side Yard Setback 50 feet
Rear Yard Setback 75 feet
Maximum Building Height 35 feet

I have reviewed the zoning requirements as of the effective date of the appraisal. Based upon my
review of the zoning information from West Deptford Township, the subject property conforms
to the use requirements of the R-6 zoning district.
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LOCAL PROPERTY TAX ASSESSMENT

Block/ Lot Land Improvements Total Class
374/1 $71,300 -0- $ 71,300 3B
375/2 $81,000 $164,600 $245,600 3A
375/2 $ 8,600 -0- $ 8,600 3B

The 2011 tax rate for West Deptford Township is $2.396 per $100 of assessed value. The 2010
equalization ratio is 103.03%. The current annual real estate taxes for the subject property are
$7,798.98.

REGIONAL AND NEIGHBORHOOD DATA
REGIONAL COMMENTS

Philadelphia, the focal point of the region, is located at the confluence of the Delaware and
Schuylkill Rivers, which is the hub of the Delaware Valley. It is an eighi-county region consisting
of Philadelphia, Bucks, Chester, Delaware, and Montgomery Counties in southeastern Pennsylvania
and Camden, Burlington, and Gloucester Counties in New Jersey.

The Delaware Valley is part of the eastern megalopolis and is well placed for regional economic
growth since it is situated within some 100 miles of New York. Baltimore, Washington, D.C.;
Atlantic City, New Jersey; Dover, Delaware; Harrisburg, Pennsylvania; and Annapolis, Maryland,
are all within that radius. The city is located within one of the nation's largest markets and has
national recognition for its diversity in its economic base and for consumer and industrial goods.
The region's diversified economic base cuts across a variety of commercial activity.

The region is served by all forms of modern transportation including Philadelphia International
Airport which is in reasonable proximity to West Deptford Township. It is also served by major
railroad, bus, and shipping lines. The commuter transportation network involves a rail system
which extends to virtually all points of the Delaware Valley providing rapid transit to the center of
Philadelphia. The rail system has improved even further resulting from full operation of the Center
commuter rail tunnel. Southern New Jersey and Ceniral Philadelphia are connected via the
Lindenwold High Speed Line and Transport of New Jersey bus service. The region is served by
ConRail," Amtrak (Metroline Service to Washington and New York), Amtrak (Metroline Service to
Washington and New York), and rail freight carrier. Rail transit to the airport is a major
convenience factor to Southern New Jersey residents. Philadelphia International Airport is located
approximately 25 minutes from West Deptford Township. All major airlines, with few exceptions,
provide domestic and international passenger service. Smaller airports in North Philadelphia,
Wilmington, Delaware and Mercer County, New Jersey provide shuttle service to Philadelphia
International Airport and some additional flight service to major cities.
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GLOUCESTER COUNTY

Gloucester County encompasses an arca of approximately 325 square miles in the southwestern
portion of New Jersey. Camden County borders it to the north, Atlantic and Cumberland
Counties to the southeast, Salem County to the south, and the Delaware River forms the western
border. The County is situated midway between New York City and Washington, DC and is
included within the Philadelphia Metropolitan Area of southeastern Pennsylvania and southern
New Jersey. Philadelphia; Wilmington, Delaware; and Atlantic City are within commuting
distance of Gloucester County.

Although situated within a highly urbanized metropolitan area, the County is generally suburban
in its northern and castern areas, and rural in the other areas. Approximately 25% of the
County's land area is developed, including 25,000 acres in residential use, 5,200 acres in
industrial use and 2,600 acres in commercial use. Agriculture is an important aspect of the
County's southern region, with nearly one-third of the land area (62,000 acres) actively engaged
in agricultural production. As of August 2006, Gloucester County had over 10,188 acres of
farmland permanently preserved though the Farmland Preservation Program and over 2,368
acres permanently preserved for Open Space.

Gloucester County has more than 1,400 miles of state, county and municipal roads. Interstate
Highway Route 295, State Highways 40, 41, 42, 47, 49, 55, 77, 130 and 322 and the New Jersey
Turnpike make up an extensive highway system within the county. The Commodore Barry
Bridge crosses the Delaware River connecting Route 322 and the eastern portion of Gloucester
County with the City of Chester in Pennsylvania. The Walt Whitman Bridge connects Route 42,
just north of the county, with the City of Philadelphia and The Delaware Memorial Bridge
connects the Turnpike and 295 with Wilmington, Delaware less than 10 miles southwest of
Gloucester County.
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Industry & Employment

Gloucester County is home to five major industrial parks known as the "Commodore Corridor™:
Pureland, Mid Atlantic, Forest Park, Northeast Business Center, and Commodore Corporate
Center. These parks are situated along Interstate Route 295 on over 5,000 acres of land and are
designed to accommodate over 30 million square feet of space. The strategic location, affordable
housing and available labor force has atiracted many businesses {o relocate to these Gloucester
County industrial parks.

Retail centers are interspersed throughout the county. The largest concentration of retail space is
in Deptford and Washington Townships. The Deptford Mall is a regional shopping mall with 4
major anchors. Surrounding the mall are several retail centers with small, mid size, and large
retailers. The Black Horse Pike in Washington Township also has numerous retail centers.

The service industry is also well represented throughout the county. There are many service type
businesses catering to neighborhoods and regional users. Woodbury, the County Seat, has the
most professional office space in the County. Medical office centers are located in proximity to
Underwood Hospital in Woodbury and Kennedy Hospital in Washington Township.

Unemployment in Gloucester County has typically been at or slightly below the state average.

2000 TO 2010 COUNTY UNEMPLOYMENT RATE HISTORY

COUNTY 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010
ATLANTIC 5.7 5.4 6.1 6.9 6.1 5.2 5.8 58 7.0 121 12.5
BERGEN 31 36 4.7 49 4.0 3.7 4.0 35 4.5 7.9 8.2
BURLINGTON 2.9 3.2 4.3 4.6 42 17 41 3.7 5.0 8.5 9.0
CAMDEN 3.9 4.1 5.4 6.1 5.4 4.7 5.2 4.7 6.0 10.0 10.6
CAPE MAY 8.6 8.2 8.8 9.9 6.8 4.3 7.1 6.7 8.3 11.4 11.8
CUMBERLAND 7.2 7.5 3.0 8.6 6.7 6.2 7.0 6.5 8.1 12.7 13.3
ESSEX 4.7 54 6.9 7.3 5.9 5.6 6.1 54 6.7 10.5 1.0
GLOUCESTER 3.8 3.9 4.9 5.5 4.9 4.3 4.7 4.3 5.5 9.4 0.1
HUDSON 5.7 6.2 7.6 8.0 59 54 58 5.1 6.5 10.7 10.9
HUNTERDON 1.7 21 3.1 1.9 3.2 3.0 3.3 29 3.8 6.8 1.1
MERCER 3.0 34 47 4.8 4.2 3.8 4.3 3.8 5.0 7.8 8.0
MIDDLESEX 31 3.7 49 54 45 4.1 4.4 3.9 5.1 8.7 8.8
MONMOUTH 3.2 3.6 4.3 5.3 4.4 4.0 4.2 38 49 8.5 8.7
MORRIS 23 2.9 4.0 4.4 3.5 3.2 3.5 341 4.1 7.2 7.3
OCEAN 3.9 4.1 54 5.7 4.9 4.5 5.0 46 6.1 9.7 - 103
PASSAIC 5.0 5.7 6.9 1.7 59 5.4 5.9 5.4 6.9 11.2 11.4
SALEM 4.4 4.6 5.8 6.9 5.5 4.8 5.1 5.0 6.3 10.7 11.2
SOMERSET 21 27 4.0 4.3 7 3.3 35 31 41 1.4 7.5
SUSSEX 2.9 3.6 4.6 55 41 3.8 4.2 4.0 5.1 8.7 9.4
UNION 4.0 4.5 6.0 6.3 51 4.7 5.1 4.6 5.8 8.5 9.7
WARREN 3.1 3.6 5.0 5.7 43 3.8 4.0 3.7 5.0 8.8 9.1
STATEWIDE 3.8 4.2 54 6.1 4.9 4.4 4.8 4.3 5.5 9.2 9.5

I note that 2008, 2009 and 2010 has seen an increase in the unemployment rate across the state
due to deteriorating economic conditions. For residents who work out of the county, Routes 42,
47, 55, and 295 provide direct access to Philadelphia and employment centers in the Mt.
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Laurel/Cherry Hill area.

Population

Tn 1970 Gloucester County had a population of 172,681 persons. Population increased by 15.8%
to 199,917 in 1980 and 15.1% to 230,082 in 1990. Population increased to 254,673 in 2000, a
10.7% increase since 1990. This growth trend is impressive when compared with the State
growth of 2.7% in 1970 to 1980, 5.0% in 1980 to 1990, 8.9% in 1990 to 2000 and 13.03% in
2000 to 2008. Gloucester County's strong growth reflects a transformation of the county from a
rural to a suburban region.

The fastest growing municipality over the past decade in Gloucester County was Woolwich
Township. Woolwich had the 2 highest percent increase of all municipalities in the state and is
one of only two municipalities that more than doubled their population over the past decade.
Only 11 municipalities in the entire state had an increase of more than 50% and two are located
in Gloucester County: Woolwich Township at 107.8% and Harrison Township at 86.4%.

Gloucester County has had a steady increase in population, particularly in the northern and
eastern portions of the county. The chart on the following page identifies the municipalities
within Gloucester County with their population and growth trends.

POPULATION % POPULATION

YR: 2000 YR:2008 CHANGE CHANGE
Gloucester County 254,673 287,860 33,187 13.03%
Clayton borough 7,139 7,553 414 5.80%
Deptford township 26,763 30,632 3,869 14.46%
East Greenwich towns hip 5,430 7,788 2,358 43.43%
Elk township 3,514 3,906 392 11.16%
Franklin township 15,466 17,287 1,821 11.77%
Glassboroe borough 19,068 19,751 683 3.58%
Greenwich township 4,879 4,984 105 2.15%
Harrison township 3,788 12,436 3,648 41.51%
Logan township 6,032 6,245 213 3.53%
Mantua township 14,217 15,177 960 6.75%
Monroe township 28,967 32,949 3,982 13.75%
National Park borough 3,205 3,227 22 0.69%
Newfield borough 1,616 1.669 53 3.28%
Paulsboro borough 6,160 6,075 -85 -1.38%
Pitman borough 9,331 9,206 -125 -1.34%
South Harrison township 2417 3,134 717 29.66%
Swedesboro borough 2,055 2,250 195 9.49%
Washington township 47,114 52,037 4,923 10.45%
Wenonah borough 2317 2,355 38 1.64%
West Deptford township 19,366 22,013 2,647 13.67%
Westville berough 4,500 4467 -33 -0.73%
Woodbary city 10,309 10,450 141 1.37%
Woodbury Heights borough 2,088 3,052 64 2.14%
Woolwich towns hip 3,032 9,174 6,142 202.57%
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Housing

Along with the increase in population the number of dwelling units authorized by building
permit in Gloucester County has also increased significantly in recent years. The building permit
data indicates 2004 and 2005 were the peak periods of time for housing demand. 2006 represents a
year of housing demand decline due to the market price correction now oceurring.

The chart on the following page shows building permits issued in each municipality from 2007
through 2011.

BUILDING PERMITS FROM 2007 TO AUGUST 2011
2011 Total 2010 Total 2009 Total 2008 Total 2007 Total

Units Units Units Units Units
Clayton borough 7 21 4 12 19
Deptford township 40 51 203 45 53
East Greenwich township 47 91 175 219 206
Elk township 6 12 11 16 19
Franklin township 10 19 19 25 59
Glassboro borough 16 113 29 38 71
Greenwich township 7 7 7 6 8
Hazrrison township 20 42 50 62 69
Logan township 27 6 6 12 19
Mantua township 0 0 13 22 2
Monroe township 69 208 89 104 151
National Park borough 69 2 0 2 1
Newfield borough 0 0 0 2
Paulsboro borough 0 3 4 4 3
Pitman borough 0 1 W 2 0
South Harrison township 3 12 6 20 26
Swedesboro borough 26 52 67 54 77
Washington township 29 1 2 7 18
Wenonah borough 0 2 0 1 7
West Deptford township 1 8 2 13 13
Westville borough 1 0 0 0 1
Woodbury 1 2 | 0 5
Woodbury Heights borough 0 0 0 0 5
Woolwich township 1 63 180 124 86
Gloucester County 393 716 868 788 920

For the year 2007, the number of dwelling units authorized by building permits in Gloucester
County was 920. The county issued 788 building permits in 2008, a 14.3% annual decline from
2007; 868 permits in 2009, a 10.2% annual increase from 2008; 716 in 2010, a 17.5% annual
decline from 2009; and 393 in 2011, a 17.6% annual decline from 2010 if the present 2011 pace is
annualized. Monroe Township, Bast Greenwich Township and National Park were the leaders in the

18
file #RE2011025



MARK J. HANSON, MAI, SRA Real Estate Consultant

county in issuing building permits in 201 1. The building permit data in the county indicate declining
demand for housing in the marketplace from 2007 to the present except for a rebound in 2009.

MULTIPLE LISTING DATA FROM 2003 TO 2010

TOTAL UNITS TOTAL UNITS AVERAGE TOTAL % AVERAGE DAYS

YEAR  LISTED SOLD  SOLD PRICE INCREASE/YR ON MARKET
2010 5,536 2,053 $212,806 -1.9% 103
2009 5,602 2,386 $217,016 -8.1% 104
2008 6,453 2,441 $236,094 -4.2% 93
2007 7,111 3,203 $246,341 2.2% 75
2006 7,078 3,666 $241,068 8.1% 62
2005 6,108 4,023 $222,925 14.0% 52
2004 5,260 3,855 $195,472 17.3% 53
2003 4,715 3,570 $166,664 N/A 51

The Multiple Listing Service reports housing sales activity Gloucester County. The chart above
demonstrates a consistent trend of increased sales activity, rising prices and generally shorter
marketing periods between 2003 and 2005. Beginning in 2006 through the effective date of the
appraisal, market demand has declined (see units sold column). Market prices began to decline in
2008 and marketing times increased beginning in 2006. This trend is consistent with the regional
market. Until price levels fall in line with income affordability levels, market prices can be
expected to continue their decline.

County Conclusion

Gloucester County has grown tapidly in recent years when compared to state and national trends.
The county has plenty to offer for residents and business. The county is conveniently located
with easy access to employment, recreational and cultural centers. The favorable demographic
data indicates positive trends in recent years. I anticipate negative economic indicators through
the balance of 2011 and into 2012.

NEIGHBORHOOD DATA
A. CONCLUSIONS

Key economic indicators show that the economy of West Deptford Township is similar to the
county trend. The traditional economic base of the neighborhood has been industrial and
agriculture. Concurrent with national trends, the local economy is now shifting toward a service-
oriented base with existing agriculture uses beginning to co-exist with residential uses. The
Township’s population has experienced solid growth from 2000 to 2008. The subject property 18
located in a low density residential area. The surrounding principal land uses are agricultural and
residential uses.
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B. OVERVIEW OF WEST DEPTFORD TOWNSHIP

West Deptford Township is one of twenty four municipalities in Gloucester County, New Jersey.
It occupies a portion of the northern section of the county bordered by National Park, Westville,
Woodbury, Woodbury Heights, East Greenwich Township, Deptford Township, Mantua
Township and Paulsboro. West Deptford Township is linked to Philadelphia via Routes 45, 130
and J-295.

West Deptford Township is approximately a 20 minute drive west to Philadelphia, Pennsylvania
and approximately two hours south of midtown New York City via The New Jersey Turnpike
and Route -295. Route 1-295 is a major north-south artery that bisects West Deptford
Township. The New Jersey Turnpike terminates in New York City, providing access to urban
centers from Boston to Washington, D.C.

C. POPULATION

West Deptford Township experienced stagnant growth during the period 1990 to 2000. During
2000 to 2008, the population increased 13.67%. This is consistent with the nationwide trend of
population growth in semi-rural/suburban areas. The population in the Township increased from
19,451 in 1990 to 20,464 in 2004 or a 5.21% increase. West Deptford Township and Gloucester
County's population growth is a positive economic indicator.
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The subject property site has frontage on Ogden Station Road in West Deptford Township. The
neighborhood is considered semi-rural. The immediate neighborhood is comprised primarily of a
combination of agriculture and industrial land uses. The surrounding properties are agricultural
and single family residential in nature and this enhances the subject property's marketing appeal.
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To the northwest is the City of Woodbury, the county seat. In conclusion, the immediate
neighborhood offers a quality surburban residential location.

The neighborhood boundaries are the City of Woodbury to the north, Route 1-295 to the west, the
New Jersey Turnpike to the east and Mantua Creek to the south.

Within the stated neighborhood boundaries, agriculture, low density residential and industrial
land uses are the primary land uses. The general boundaries of the surrounding area are clearly

defined in terms of land use. The neighborhood is anchored by Route 45 and [-295.

Type of Development

The neighborhood is developed with residential, industrial and agriculture land uses along the
road frontage. Agriculture, industrial and residential uses are the predominant land uses in the
neighborhood.

General Price Trends

Sale prices for residential and agricultural vacant land in the market have varied considerably
due to various atypical physical characteristics that result in price premiums or discounts in the
market. Sale prices for land in the market have been more consistent falling within a range of
$2,500 to $5,000 per acre for restricted agricultural land without development rights and $10,000
to $20,000 per acre for agricultural land with development rights. Residential single family sites
typically sell based on a site value plus excess land supporting the residential use in the range of
$75,000 per site to $100,000 per site.

It is clear that residential property values in West Deptford Township trended substantially
higher in 2003 and 2004. In the fourth quarter of 2005, the residential market began a price

correction and this correction continues today.

Locational Trends

West Deptford Township is a quality location in Gloucester County. The subject site is located
in the southeastern section of the Township near Route 45. The Township is primarily residential
with agricultural land uses dispersed throughout southern part of the Township. The residential
market in general has experienced weak demand within the past twenty four months.

Accessibility of West Deptford Township

West Deptford Township is located north, south and west of Woodbury, the county seat. The
major road arteries serving the neighborhood are State Route 45 and County Routes 551, 648,
656 and 678. The county routes are two-way, two-lane roads that provide adequate car and truck
access to the neighborhood. Route 45 is a two way, four lane commercial artery serving all of
Gloucester County.
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Planning and Zoning Restrictions

Within the subject property's market, the major zoning classifications are residential and
industrial. The current uses within the neighborhood are compatible with the zoning plan. The
current zoning section covering the R-6 district has not been the subject of any recent
amendments according to the planning board secretary of West Deptford Township.

Utilities Adequacy

The neighborhood is serviced by electric, telephone and cable. Public Service Gas and Electric is
the main electric supplier. The electric supply has not been interrupted within the recent past and
is not expected to be interrupted in the near future.

Telephone service is provided by Verizon and other carriers and is typical of most well-run
telephone systems throughout the country.

Cable television and Internet service is provided by Comcast and Verizon and other carriers with
reliable access and few interruptions.

Deirimental Influences

There are no detrimental influences within the immediate area. There are no traffic problems,
~ pollution or noise hazards which would make this area unattractive to residential or agricultural
users.

Conclusion

The neighborhood is a surburban mix of agriculture, residential and industrial uses. It is known
as a year round community. The immediate neighborhood offers adequate utilities to serve its
consumers. The area offers adequate access to the interstate road network. Significant residential
growth is not expected during the short term due to the economic problems facing the housing
industry today. At present, the subject property's neighborhood is in the developing period of its
life cycle.

PROPERTY VALUATION, BEFORE DEVELOPMENT EASEMENT ACQUISITION

PROPERTY DESCRIPTION AND ADAPTABILITY FOR RESIDENTIAL USE

SITE DESCRIPTION 7

I inspected the property on Ociober 21, 2008 and September 30, 2011. The following
descriptions are based on my inspection of the property, discussion with the property owner,
vatious public documents (such as the municipal tax map and Gloucester County supplied data.

1. Location

The subject site has frontage on Ogden Station Road, approximately one and one-quarter mile
west from Route 45. At the subject's location, Ogden Station Road is a 33 foot wide bituminous
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paved, two lane road with no curbing or sidewalk. The subject is located in a semi-rural area in
transition to a residential area of the Township.

2. Physical Characteristics

The subject property features two parcels of land. Block 374 Lot 1 (hereinafter identified as Parcel
#1 purely for description purposes in this report) is an irregular parcel containing 76.2 acres located
on the north side of Ogden Station Road. Parcel #1 has 2,500 linear feet of frontage on Ogden
Station Road. Both Parcel #1 and #2 are considered level (see the topographic map in the Addenda).
There are no physical characteristics that would limit residential development on site. The soils are
compatible for residential development.

3. Subject Property Soils

The Soil Data for Gloucester County provided by the Gloucester County Office of Land
Preservation is based on data compiled by the United States Department of Agriculture. I have
also reviewed data online from New Jersey Department of Environmental Protection (DEP) map.

A review of the soil data indicates that FhB, FhC, Tm, FsD and FtF are the dominant soils on this
property. These soils are sandy type soils. They are adequate for septic capability and are
adequate for the highest and best use before the development easement acquisition.

Soils in Community Development’

Factors considered in rating soils for building development include hazard of flooding, height of
water table, stability, shear strength, and slopes. The disposal of septic effluent depends on soil
permeability at a depth of 30 inches, depth to ground water, presence of ironstone, slope of soil,
and overflow hazard. Soil features affecting use of soils for foundations of buildings and/or
disposal of septic effluent are rated: Slight, Moderate, & Severe. Slight limitation means that the
soil has few or no limitations. Moderate limitation means that by special design and
construction these soils could be drained and conmstructed to support development. Severe
limitations indicate that the situation canmot be corrected or that correction is otherwise
impractical.

Soil properties are important because they affect construction and maintenance. These properties
include: permeability to water, compaction characteristics, soil drainage, shrink-swell
characteristics, grain size and plasticity. The depth to the water table and the topography are also
important.

Overall, the site has soils that are adequate for residential development.

Wetlands/Hydrology

A wetlands map for the subject property prepared by the New Jersey Department of
Environmental Protection Agency based upon aerial photos in 2002 was reviewed. According to
the wetlands map and my review of the Soil Data, there are wetlands and tidal marsh on site. The
Gloucester County Land Use Map and other maps in my file obtained from Steven Bartelt, MAI,
indicates there are a total of 35.196 acres of wetlands and tidal marsh on site (30% of the total

1 \nformation on soils taken from SSURGO Soil Data provided by Gioucester County
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acreage). The intended users of this report are hereby advised that the appraiser is not a wetlands
or soils expert. T have relied upon the data provided by government resources and my inspection
of the subject property. I recommend that my soil and wetland conclusions be confirmed by
survey or wetlands delineation methodology.

4, Utilities
An inspection of the site indicates electric, cable and telephone are available to the site. Public
water and sewer are not available to the site.

5. Easernents

Based on my physical inspection of the site and a review of the legal description, there are two
easements on the subject site which would adversely affect the value of the site. On Parcel #1
(Block 374 Lot 1), there is a Colonial Pipeline easement that bisects the rear of the site. On Parcel
#2 (Block 375 Lot 2), there is a West Deptford Municipal Utilities Authority sewer line easement
that runs in a north to south direction along the western border of the parcel. These casements are
legal characteristics that limit residential development on site. Their impact on the functional utility
of the site for future development is limited due to their location on sife.

6. Access

Gloucester County shares a well-developed transportation system within the Philadelphia area and
the northeastern region of the United States. Transportation, combined with a stable year round
environment, has been a key factor contributing to the growth of West Deptford Township. The
subject property is an accessible location by motor vehicle from various county and local roads into
Routes 45 and 1-295.

7. Site Improvements
The subject site has no site improvements other than the one frame barn and two outbuildings.

8. Functional Utility of the Site

The physical site characteristics support the highest and best use of the subject property. The site
offers adequate width and depth for residential development and agricultural use. Support services
such as utilities, police and fire protection are adequate.

9. Environmental Issues

The site is within a designated flood zone indicating an area of potential flooding. Please refer to the .
assumptions and limiting conditions contained within the report. The land area within the flood zone
cannot be developed with residential land uses. Therefore, there are environmental issues that would
impact on value. T have not been provided with any maps that identify the riparian rights of the State
of New Jersey along the border of the Mantua Creek with Parcel #2. The appraisal instructions
require that I estimate the development easement value based upon 119 acres. I have assumed that
the State of New Jersey does not own under its riparian rights claim any of the 119 acres.

] am not aware of any deed restrictions or special assessments which would have a detrimental
influence on the marketability of the site. Overall, the site offers adequate functional utility for
residential and agricultural use.
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IMPROVEMENT DESCRIPTION

There is one barn and several minor farm outbuildings located at the rear of the homestead
exception area on Parcel #2 (Block 375 Lot 2). These improvements contribute essentially no value
in my analysis. There is a farm house positioned on the site that is within a non-severable exception
and is not considered in the final value conclusion.

HIGHEST AND BEST USE BEFORE DEVELOPMENT EASEMENT
ACQUISITION

The determination of the highest and best use of a property is a critical process in the valuation
of real estate. Highest and Best Use is defined in The Dictionary of Real Estate Appraisal, Fourth
Edition, by Appraisal Institute, 2002, page 135, as:

“The reasonably probable and legal use of vacant land or an improved propetty,
which is physically possible, appropriately supported, financially feasible, and
that results in the highest value. The four criteria the highest and best use must
meet are legal permissibility, physical possibility, financial feasibility, and
maximum profitability.

The estimation of highest and best use results from judgment and analytical skill, i.e., that the use
concluded from analysis represents an opinion, not a fact to be found. In appraisal practice, the
concept of highest and best use represents the foundation on which market value rests. In the
context of most probable selling price (market value), another appropriate term to reflect highest
and best use would be most probable use. In the context of investment value, an alternative term
would be most profitable use.

The highest and best use of both land as though vacant and property as improved must meet four
criteria. The highest and best use must be 1) physically possible, 2) legally permissible, 3) finan-
cially feasible, and 4) maximally productive. These criteria are usually considered sequentially; a
use may be physically possible, but this is irrelevant if it is feasibly impossible or legally prohibited.
Only when there is a reasonable possibility that one of the prior, unacceptable conditions can be
changed is it appropriate to proceed with the analysis. If, for example, current zoning does not
permit a potential highest and best use, but there is a reasonable possibility that the zoning can be
changed, the proposed use can be considered on that basis. A full analysis may be included in the
report when the conclusions are based on techniques applied to identify the highest and best use
among two or more potential uses. (For full discussion refer to The Appraisal of Real Estate,
Twelfth Edition by Appraisal Institute, 2001, pages 305-319.)

There are two types of highest and best use: first, is the highest and best use of land/site as 1f vacant
and, second, is as currently improved. Each requires a separate analysis.

The following criteria must be met in estimating the highest and best use. The use must be legal
and probable, not speculative or conjectural. There must be a profitable demand for such use and it
must return to the land the highest net return. In appraisal practice, the concept of highest and best
use represents the premise upon which value is based.
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1. Procedure, The highest and best use analysis involves a four-part procedure for both the land as if
vacant and as improved. The analysis is as follows: ‘

1. Possible Use:

What uses are physically possible on the subject site with the improvements?

2. Permissible Use:

What uses are legally permitted by zoning or any other land use regulations or restrictions?

3. Feasible Use:

What uses, determined to be physically possible and legally permissible, are the most appropriate
considering all data gathered? The use should produce a net return to the owner.

4. Maximally Productive Use:

Of the appropriate or feasible uses chosen, which specific use will produce the most profitable land
value of the subject property as of the effective date of the appraisal?

2 Highest and Best Use As If Vacant

Among all reasonable, alternative uses, the use that yields the highest present land value, after
payments are made for labor, capital, and coordination. The use of a property based on the
assumption that the parcel of land is vacant or can be made vacant by demolishing any
improvements.

a.Existing Land-Use Regulations

The existing land use regulations are embodied in the local zoning ordinance. The subject site
(Parcel #1 & #2) is zoned R-6, Residence. A review of the principal permitted uses and site require-
ments indicates that the current use is a legal conforming use of the R-6 zone. Any development
scenario must comply with the current zoning district regulations. Therefore, only low density
residential sites can be developed on the subject site.

b.Probable Modification to Land-Use Regulations

There are no plans to change the zoning district requirements. The surrounding land uses are low
density residential and agriculture in nature. There are no potential other land uses that are
compatible. The subject site's present use is agriculture in nature.

¢.Economic Demand

Economic demand for the use of the subject site is created by its frontage on Ogden Station Road
and proximity to I-295 and Route 45. The greatest demand for the subject site would be for use that
could take advantage of this location, as discussed in the following:

(1) Residential development is consistent with the surrounding environment. It is permissible with
the zoning ordinance.

(2) Office development is not consistent with the subject's surrounding environment and market
trends. The office market has developed along Route 45 in the Woodbury area. The surrounding
land uses along Route 45 support office use and create a more suitable environment for office
development. There is no office development in the neighborhood and it is not likely to change.

(3) Industrial development is consistent with the surrounding environment buf not the zoning plan.

The immediate area of the subject site is residential and agriculture. There is industrial development
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in the neighborhood to the west but County Route 551 is the demarcation line for industrial
development.

(4) Commercial development requires sites that can accommodate retail traffic. Site visibility and
ease of access are also key factors for retail use. Commercial development is not consistent with the
subject's surrounding environment and market trends. The commercial market developed along
Route 45 and County Routes 551 and 678. There is no commercial development along Ogden
Station Road in the immediate area of the subject site and it is not likely to change.

Due to the site’s close proximity to 1-295, State Route 45 and County Route 551 and adequate site
access, this site is a viable residential site when the market correction ends. Residential development
is a viable use for the subject site due to the surrounding uses and stable residential land prices.
Residential use offers the higher return to the land of all alternatives other than agriculture at the
present time. Although residential demand is temporarily weak due to the market correction that
began in the fourth quarter of 2005, residential use offers the highest return when compared with
other legal uses over the long term.

In conclusion, there is a justifiable economic demand for the subject site as of the date of appraisal;
therefore, the most probable use is for residential development if the subject site were vacant as of
the appraisal date.

d.Physical Adaptability of the Property

The use of the subject site is dictated by the physical aspects of the site itself. The size, shape,
accessibility, and location are determinants of value. The size of the site has considerable influence
on its development. The key determinant to development of the site is the permitted size of the
project. The subject site is approximately 119.4 acres of land arca with adequate frontage onto
Ogden Station Road. The size and shape will allow for flexibility of numerous uses including
residential, commercial, industrial and agriculture. By virtue of its size and shape, the site lends
itself primarily to residential and agricultural use. The physical aspects of the site do not impose
constraints on development to its highest and best use.

e. Neighborhood Trends

The neighborhood surrounding the subject site is dominated by agricultural use and spot residential
development. Development of new residential uses supporting the subject land use is generally ona
location sensitive basis with residential development actively temporarily on hiatus due to the
market correction and weakening economic conditions. There is an adequate supply of available
vacant land within the county for residential development. Development of properties in the area
has stalled and this lack of demand is expected to continue into the short term foreseeable future.
The subject's current use is not expected to change due to current development conditions.

{.Optimal Use of the Property

Residential use of the site is considered reasonable based on the price levels of residential land and
surrounding land uses. Industrial use is a not viable alternative since the subject’s zoning land uses
are incompatible with industrial use. Commercial use is a not viable alternative since the subject’s
swrrounding land uses are residential and agricultural which limits the economic demand for
commercial use. The immediate area is presently developed with agricultural and residential uses. In
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conclusion, there is a long term justifiable economic demand for the subject site as of the date of
appraisal but short term demand is weak. This results in development projects being placed on hold
until economic conditions improve; therefore, the most probable use is for a short term interim hold
until residential development becomes viable if the subject site were vacant as of the appraisal date.
The optimal use of the subject site, as if vacant and available for development, would be for short
term hold until residential use is warranted by market conditions.

g. Financial Feasibility

Financial feasibility is one of the four criteria the highest and best use of a property must meet. It is
the ability of a property to generate sufficient income to support the use for which it was designed. It
is the ability of a project or an enterprise to meet defined investment objectives; an investment's
ability to produce sufficient revenue to pay all expenses and charges and to provide a reasonable
return on and recapture of the money invested. In reference to a service or residential property
where revenue is not a fundamental consideration, economic soundness is based on the need for and
desirability of the property for a particular purpose. An investment property is economically feasible
if its prospective earning power is sufficient to pay a fair rate of return on its complete cost
(including indirect costs), i.e., the estimated value at completion equals or exceeds the estimated
cost. Financially feasible considers those uses that are physically possible and legally permissible
that would make economic or financial sense.

The current effective cconomic demand for this site is agricultural use with the long term
probability of low density residential development as residential demand increases in Gloucester
County. Residential low density demand began in the late 1990°s in certain parts of Gloucester
County and is now beginning to expand as residential developers seek more affordable land. The
subject site has been used on an interim basis as agriculture. This use does not represent an ultimate
highest and best use but on an interim basis is a reasonable one and financially reasonable in that it
produces some revenue on a parcel of vacant land that would other wise be a non-revenue
producing asset. Ultimate financial feasibility of the site revolves around development with a more
intensive use than agriculture such as low density residential development that does not require
public water and sewer and other housing infrastructure. As housing demand increases within
Gloucester County, land values supporting agricultural uses will give way to land values supporting
low density housing. Investors anticipating long term residential trends are paying price premiums
in the current market above agricultural values. These premiums reflect the present value
expectations of investors who are prepared to continue agricultural use as an interim use until
population and other demographics fuel economic demand for residential houses in the current
market. Although residential low density use may be a long term future use, investor expectations in
the form of upward price trends in the present market have been documented over time indicating
financial feasibility for this type of investment motivation.

h. Maximum Productivity

One of the four criteria the highest and best use of a property must meet. The selected land use must
be financially feasible and yield the highest value of the possible uses. There is only one maximally
productive use, i.¢., the highest and best use. Ihave given serious consideration to which uses meet
the other three criteria and result in a maximally productive (most productive land use alternative).
The most productive alternative is to maintain the current agriculiural use until the subject site can
be developed with a low density residential. This use (low density residential) is not currently the
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maximally productive use due to limited economic demand resulting {rom demographics not ripe
for residential development and current market conditions. The subject site's inferim use as
agriculture is reasonable since it produces some revenue for a property that would otherwise be a
non-income producing property.

MARKET ANALYSIS

AMARKET AREA

The first step in conducting a market analysis is to delineate the primary market area. have
concluded the market area is Gloucester County. Within the primary market area, the principal
developing communities are Mantua Township, East Greenwich Township, West Deptford
Township, Deptford Township and Woolwich Township.

I identified areas with low density residential projects, and then selected geographical areas with
household incomes that are similar to the subject location. Next, 1 identified new low density
projects under construction and planned in surrounding areas. The final step was to consider
successful recent low density developments with attributes comparable to the subject site in similar
socioeconomic areas.

In terms of buyer profile, my research indicates that the primary demand for low density units in the
subject’s market area can be found in two market segments, or age and income groups.

These are the age groups 25 to 63 with household incomes over $100,000 per year. These two
groups are comprised of one person households, the married couple without children household, the
adult child with one parent household, the two or more siblings together household, and the adult
living with another adult relative household. Please refer to the Household By Type Demographic
Data in the Addenda.

Population and household trends indicate that the market area has experienced solid growth since
2000. However, this growth is expected to slow down during the period 2010 through 2015 when
compared with the period 2000 through 2010. Table 1 presents total population and household
figures for the market area. The market area experienced growth numbers from 90,717 households
in 2000 to 105,932 households in 2010 and is projected to grow to 112,739 households in 2015. As
presented, the total number of households is anticipated to increase at a rate of 6.43% from 2010 to
2015. Total population is expected to increase at a rate of 6.16%, from 2010 to 2015. Although solid
growth is projected in population and households from 2010 through 2015 in the market area, the
increases are lower when compared with the population and household growth rates between 2000
and 2010.
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Table 1
Population and Household Growth
For the Market Area from 2000 to 2015

% CHANGE TOTAL % CHANGE TOTAL
CATEGORY 2000 2010 2000-2010 CHANGE 2015 20102015 CHANGE
POPULATION 254,673 294,832 15.77% 40,159 312,981 6.16% 18,149
# OF HOUSEHOLDS 90,717 105,932 16.77% 15,215 112,739 6.43% 6,807
AVERAGE HOUSEHOLD SIZE  2.75 2.73 -0.73% -0.02 2.72 -0.37% -0.01

Source: Site To Do Business
Compiled by: The Hanson Organization, P.C.

Both the growth in total population and number of households are projected to be lower during the
period 2010 through 2015 when compared to the period 2000 to 2010, This lower growth translates
into reduced housing demand in the Gloucester County residential market over the long term.

Table 2 provides a summary of the income growth in households for annual income levels above
$75,000 within the market area. This data is also presented in the Addenda. The market area
experienced growth from 28,499 households with income levels over $75,000 in 2000 to 50,617
households with income levels over $75,000 in 2010 and is projected to grow to 63,878 houscholds
with income levels over $75,000 in 2015. Table 2 indicates the demand for housing units is
projected to increase by 26.2 percent during the period 2010 to 2015 with the best demand
generators in the over $100,000 annual income category

Table 2
Projected Growth in Households with
Incomes over $75,000 in the Market Area

2000 - 2015

INCOME INCOME INCOME INCOME
YEAR $75,000-$99,999 $100,000-$149,999 $150,000-8199.999 $200,000+
2000 14,417 10,500 2,169 1,413
2010 20,959 20,191 6,171 3,296
2000-2010 # CHANGE 6,542 9,691 4,002 1,883
2000-2010% CHANGE 45.38% 92.30% 184.51% 133.26%
2015 20,956 30,362 7,796 4,764
2010-2015 # CHANGE -3 10,171 1,625 1,468
2010-2015 % CHANGE -0.01% 50.37% 26.33% 44.54%
2000-2015 # CHANGE 6,539 19,862 5,627 3,351
2000-2015 % CHANGE 45.36% 189.16% 259.43% 237.15%

Source: Site To Do Business
Compiled by: The Hanson Organization, P.C.
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Table 2 indicates the demand for housing units over the long term in the market is expected to be
significant despite the bousing market correction currently being experienced in today’s market
area. Table 2 shows a substantial increase in household growth for incomes over $75,000 per year.
This growth will create demand for residential housing units once the market correction ends.

B. HQUSING TRENDS

The housing market has remained stable in the market area since 2000. During the period 2003
through 2005, single family development surged in various municipalities in the market area as a
result of cheap land, dramatic appreciation and significant housing demand. Table 3 below shows a
comparison of housing data between Gloucester County and New Jersey.

Table 3
General Housing Demographic Data Comparison
Between Gloucester County and New Jersey

GLOUCESTER
HOUSING DEMOGRAPHIC DATA COUNTY NEW JERSEY
Housing units, 2005 estimate 103,137 3,443,981
Homeownership rate (%), 2000 Census 79.9% 65.6%
Single family homes (number), 2000 Census 76,360 2,080,235
Households, 2000 Census 90,717 3,064,645
Persons per household, 2000 Census 2.75 2.68

The most recent residential building permits issued for the market area were presented in the
Regional Data section of the report. In that section of the report, a history of building permit data
between 2007 and 2011 is presented that documents the housing demand activity during the
relevant time period. These figures do not indicate actual construction activity since all permiis
issued do not result in completed units, but they do indicate the level of proposed development.
Prior to 2007, the overall trend in housing development in the local market showed a general
increase in building activity from 2001 to 2005. In the fourth quarter of 2005, the market began a
correction which continues today. The market correction is documented by the historical building
permit data from 2007 to August 2011 found in the Regional Data section of the report. There is a
clear lack of demand in the residential market. '

C. ECONOMIC GROWTH

The economic outlook is not favorable based upon rising unemployment data and declining
GDP. Real GDP (inflation-adjusted Gross Domestic Product) has been volatile over the past
several years and has declined recently. Real GDP is expected to remain weak in 2011 as
economic data including consumer confidence impact performance. A second recession risk
appears to be a possibility. Interest rates arc at sustainable economic levels. Real or inflation-
adjusted interest rates remain well below levels that have induced sharp economic slowdowns or
recessions in the past.

Sustained economic expansion and the Federal Reserve’s promise to make no radical shifts in
economic policies mean that the Federal Reserve would act on short-term interest rates only to
keep inflation contained. The federal funds rate is now below 1%. Economic prospects are not
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favorable based upon the recent economic crisis requiring a massive federal bailout. Listed

below in Table 4 are economic indicators relevant to the national and local economy.

Table 4
Market Yield Rates
1 2 3 4 5 6 T ] 9 10 i 12 13
Market Yield Rates (%) Judl May-ll  Apelf Mardl  Febll Janll  Deel) Nov-10  Oct1) Sepf0 Aug-fd Jul-10 Jun-I0
Prime Rate 315 325 325 325 325 325 328 3.25 325 325 325 325 35
Federal Funds Rate 0.09 0.9 a10 0.14 0.16 0.17 0.18 019 019 019 019 018 048
3-Month Treasury Bilks 0.04 0.04 0.06 .10 0.13 .13 0.14 0.14 0.13 0.15 016 016 0.12
3-Month Cerfificates of Deposit 022 0 0.23 0.16 0.28 0.2% .30 0.27 0.z7 0.28 0.32 t.41 0.52
LIBOR-3 montk rate 0.36 0.38 0.40 .42 041 0.3% 0.39 0.40 040 042 052 06l 061
1.8, 5-Year Bond 1.58 1.84 247 LU 226 1.9% 1.93 135 L8 140 147 L7 200
U.8. 10-Year Bond 3.00 .17 346 351 3.58 329 329 276 25 265 270 301 320
1.5, 26+ Year Bond 423 4.29 4.50 4.51 4.65 4.52 4.42 4.1% 387 377 380 39 413
Municipal Tax Exempts (A aa} NA 432 4.93 N/A 471 4.86 4.67 4.00 383 363 34 369 375
Municipal Tax Exempts {A) N/A 526 552 N/A 5.67 571 557 4.86 457 45T 414 439 44
Corporate Bonds (Aan) 499 4.96 516 513 2 5.04 5.02 4.87 468 453 449 472 488
Corporate Bonds (A) NiA 529 552 Nid 3.64 553 552 533 500 0L 500 525 A4
Corporate Bonds {Baa) 875 578 6.02 6.03 615 6.09 6.10 592 87 566 566 601 623
Common Stocks—500 2.4 1.95 192 199 1.80 184 180 1.94 197 206 2146 210 209
New House Loans—U.S. Averages Interest rate (%) 4,61 4.86 491 4,98 4.94 475 4.26 4.26 4.40 45 467 487 LM
Used House Loans—TU.8, Averages Interest rae (%) 475 487 4.93 4.98 491 4.82 4.5 4.54 462 468 476 490 502
Conv. Home Morigage Rates in Phila. Metro Area 491 479 4.7% 479 4.49 4.49 4.4% 471 4n 471 508 508 508

Economic and market conditions have been weak for the past several years. In response to the
financial turmoil, households and businesses have curbed spending in order to conserve cash.
The result is that economic conditions have continued to remain weak. The National Bureau of
Economic Research (NBER) declared that a recession started sometime around December 2007
and ended during the summer of 2009. Economic forecasters are now concerned about a second
recession in 2011.

Real interest rates have declined to levels that ended recessions and bear markets in the past.
Absent the credit crisis, low real interest rates plus declining real property values would be
expected to provide an economic rebound. The economic crisis has created great uncertainty in
the marketplace leading to difficulty in the national economic conditions.

Fconomic growth is impacted by inflation as well as other factors in the market place. Recent
inflation data suggests that it is a non-factor in this economy. From 1993 through 2003, inflation
remained below 3%. Beginning in 2004 through to the present, inflation has risen to approximately
3%-4% per year. Despite the recent rise in inflation, the Federal Reserve has maintained a stable
interest rate policy. The policy makers are less concerned about inflation at this point in time.

Demand for new homes was down in 2010 and in 2011 for several reasons. Lenders have
toughened their requirements in the wake of rising defaults on sub-prime mortgages and this has
made it more difficult for people with spotty credit histories, small down-payments, or
undocumented income to qualify for home loans and thus reduced the number of buyers who can
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secure mortgages. Mortgage interest rates have declined and represent the most affordable in
decades. Additionally, buyers have become more reluctant to complete deals because home
prices have declined over the year in many areas of the nation. Although prices are declining in
southern New Jersey, consumers are holding back because of the fear that they may be buying
property for more than what it can be sold for in the future.

Employment is expected to continue to remain in the 9% unemployment level for the remainder
of 2011. The largest losses are likely to be in manufacturing.

D.BUYER PROFILE

On the basis of our analysis of current residential demand and demographic trends in the market
area, I am of the opinion that the subject property will appeal to new households with an average
income of $100,000 and over.

E. PROJECTED RESIDENTIAL DEMAND

The following discussion presents my analysis of projected demand for low density single family
units in the market area. I believe that demand for these products is an indirect, although accurate,
reflection of demand for individual single family sites.

Demand for new housing in the primary market area is generated by the formation of new
households. This demand comes from various sources: new households formed out of existing
households in the market area via marriages and divorced and widowed persons. Another source is
families and individuals who move into the area for the first time, a situation termed in-migration.
Another source of demand for new housing is created by households that are "downsizing" or as
their families shrink in size, they buy a residence that requires less effort to maintain.

In general, new households will grow in relation to the forecasted growth in overall economic
activity and population for a given market. Using population forecasts and reviewing trends in the
area's houschold size, total projected housing needs can be estimated. On the basis of population
and housing research conducted by Site To Do Business, 1 estimate that the number of households
will increase by approximately 13,261 or 27.1% from 2010 through 2015. I believe this is a
reasonable estimate considering that the number of households grew by 14.76% from 2000 to 2008.
Assuming that the increase in households is distributed evenly over the next five years, Site To Do
Business projects an increase of 2,652 new households per year in the market area (13,261
households over the five-year period). This increase in households is further analyzed with respect
to household income and the ability to afford a unit at the subject property.

F.AFFORDABILITY

To project absorption, I reviewed projected demographic trends. I first analyzed the households by
income group to determine the number of new households in each income group over the next five
years. The household income groups with annual incomes exceeding $75,000 are estimated to meet
the minimum mortgage qualification standards for a low density residential unit in the market area.
My mortgage qualification evaluation assumes a fixed 30-year mortgage at a rate that would be
fixed at 5% for the term of the mortgage; I also assumed that the down payment would not exceed
10 percent of the sale price and that the closing costs would not exceed $4,000 to the buyer.
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In order to fully understand the implications of the average single family unit price in the Gloucester
County, I looked at the household income in the arca. Gloucester County has typically been
recognized as a stable county for economic growth in New Jersey with a median household
effective income in 2010 of $71,570.

Based on current lending terms, I determined the household income level was an important criterion
in order to afford a single-family home comparable to those for sale in the subject property. Using
the lending requirement in which no more than 28 percent of the gross household income can be
allotted to housing expenses, I determined that the current market prices require household income
necessary to afford such units must exceed $75,000. This level is approximately equal to the median
household income in the county.

G.END LOAN FINANCING

Part of my market analysis included interviews with residential lenders and the Federal National
Mortgage Association (Fannie Mae). Fannie Mae approval gives the first residential mortgage
lender of the property some reassurance that the mortgage will be marketable on the secondary
mortgage market. Thus, the first mortgage lender can replenish the supply of mortgage money
available for the first mortgages upon selling Fannie Mae-approved mortgages for par or close to
par. The Federal Home Loan Mortgage Corporation (Freddie Mac) approval operates in much the
same way as Fannie Mae approval.

Based on our interviews with residential mortgage lenders, [ learned that Fannie Mae or Freddie
Mac approval will increase the marketability of a site. Some key income guidelines required by
Fannie Mae include:

-a maximum of 28 percent of the gross income of the borrower can be applied toward all housing

exXpenses.
-a maximum of 36 percent of the gross income of the borrower can be applied toward all housing

expenses plus all installment debt.

According to the residential lenders, a residential mortgage requires a minimum of a 10 percent
down payment. Recent fixed-rate quotes on a 30-year first mortgage range from 5.0 to 5.25 percent.

H. HISTORICAL MARKET ABSORPTION
I reviewed the historical absorption trends of low density single-family projects in the market area.
Current residential projects in the market area reported lower sales activity in 2006 to the present
due to the market correction. Realtors and developers consider this a serious market condition due
to a perceived consumer confidence problem and the more conservative underwriting existing
among traditional sources of end loan financing.

Any acceleration in the absorption of residential units would necessarily have to be predicated on a
significant shift in marketing and pricing policy and a consequent favorable market reaction to it.
Absorption rates in terms of 3-5 units per month per project occurred during 2003 through 2005 for
many quality low density projects. In 2010 and 2011, absorption for new residential product has
been less than one unit per month for every project surveyed. Absorption estimates can sometimes
be misleading because of the widely varying sizes of competitive projects. Low absorption rates for
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the balance of 2011 can be expected but once the credit problem is sorted out, residential demand is
expected to increase absorption of units in the market area.

I. CONCLUSION

Based on the demographic data presented herein, the projected total number of new households
with annual incomes over $75,000 is estimated to 13,261. According to the 2000 census,
approximately 80 percent of the bousing in the market area was owner-occupied indicating the
market area has the potential for generating approximately 10,609 new residential unit sales. If
West Deptford Township captures 2% of the new houscholds forming in the market area, the total
number of new unit sales would be 212. At a 3% market capture rate, the total number of new unit
sales would be 318. At a 5% market capture rate, the total number of new unit sales would be 530.
During the next five years, significant residential demand in the market area is projected to occur
after the market correction ends.

HIGHEST AND BEST USE CONCLUSION

Based upon the above analysis, the subject site’s interim highest and best use is agriculture.
Immediate development of low density residential use is not the maximally productive use. An
interim use as agriculture is the interim highest and best use of the subject site until the residential
market completes its correction.

APPRAISAL PROCESS - BEFORE DEVELOPMENT EASEMENT ACQUISITION

The appraisal process is the systematic procedure employed to provide the answer to a client's
question about the value of real property. There are three traditional valuation methodologies
identified as the Cost, Income, and Direct Sales Comparison Approaches to value. Within this
appraisal assignment, the Sales Comparison Approach is the only applicable approach to
estimate the value of the subject property.

The Cost Approach is based on the economic principle that a prudent buyer would not pay more
for a property than the cost to reproduce it, assuming it could be done within an acceptable time
frame. In this approach the land value is estimated as if vacant and the cost new of all
improvements is estimated less the estimated accrued depreciation. The depreciated cost of the
improvements plus the land value indicates the property value by the Cost Approach. The Cost
Approach is inapplicable in this appraisal.

The Income Approach, in simple terms, estimates the present worth of future benefits. This
approach is applicable for income producing properties when income and expense data is readily
available in the local market. The subject property is agricultural in nature and is not an income
producing property. Therefore, the Income Approach is not applicable in this appraisal.

The Sales Comparison Approach is the most often used and generally the most reliable approach.
This approach is based on the concept of value in exchange and involves researching comparable
gales data in the subjects market. The comparable sales presented in this report were compared
directly to the subject and adjusted for their differences. The adjusted sales price per acre is a
reliable estimate of the subject’s market value.
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DIRECT SALES COMPARISON APPROACH

The direct sales comparison approach is essential in almost every appraisal of the value of real
estate. The value estimated by this valuation analysis can be defined as "the price at which a willing
seller would sell and a willing buyer would buy, neither being under abnormal pressure.” This
definition assumes that both buyer and seller are fully informed about the property, and both have
general knowledge of the market for that type of property and assumes that the propetty has been
exposed in the open market for a reasonable time.

The direct sales comparison. approach to value is based on the principle of substitution, which states
that "when a property is replaceable in the market, its value tends to be st by the cost of acquiring
an equally desirable substitute assuming no costly delay in making the substitution.” Sales in the
open market of real estate with generally similar characteristics and utility are usually good
indications of value for appraised real estate. The comparable market data which are submitted in
this report, in our opinion, suggests that the best unit of comparison for the subject property is the
sales price per acre.

The direct sales comparison method examines, compates, and relates sales of similar sites to the
subject site. Adjustments for all significant market differences between the comparable sales and
the subject site are weighed for the purpose of estimating the subject site's value. This approach is
the most preferred method of estimating site value.

The most applicable and relevant economic unit of comparison used by brokers, buyers and sellers
when purchasing land in the Southern New Jersey residential market is the price per acre. The price
per acre is the most reliable measurement because it accurately depicts the thinking of participants
in the market.

Tn utilizing the Direct Sales Comparison Approach to value, the unit of comparison should be
explained as it relates to the sales price of the comparable property. In this report, the unit of
comparison is the price per acre of each sale property and its relationship with the sales price of the
specific comparable sale. An acre is the measured area within the comparable property or subject
property and includes all site improvements within the legal description of the property. Site
improvements may be included in the adjustment process if it contribuies to the market/amenity
price value relationship. This means that the land, land improvements and buildings are merged
into a composite unit of measurement for uniform comparison purposes.

Example
If an agricultural site has 500 acres of land and sold for $1,000,000, the indicated price per acre is

$2.000 per acre, i.c., $1.000,000 divided by 500 acres. The umit of comparison for the adjustment
process would be $2,000 per acre in this example.

This process represents a merger of all elements and segments of the price/value relationship of the
sale property into a single value unit for comparison purposes. This permits an orderly adjustment
process to be implemented using a comparison grid process. The single unit of comparison mergers
the undivided interest in the land, land improvements and building improvements. After the base
unit of comparison is determined for each of the comparable sale properties, then adjustments for
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market variables, differences, or dissimilarities between the sales and the subject property under
appraisal may be implemented.

The adjustment process adjusts the known property value, i.e., the comparable sale property's
known sales price, to the unknown price or value of the subject property under appraisal.

Based upon this explanation, adjustments are made to the known comparable sales price. If the
comparable sale is superjor to the subject property, then a negative (-) adjustment is made to the
known comparable sale price in the grid. This decreases the indicated price/value relationship of the
comparable sale in relationship to the subject property under appraisal. As an example, if the
comparable sale site was 100% upland and the subject property under appraisal was 100% wetlands
(this assumes wetlands has a positive price relationship in the market), then the comparable sale is
superior to the subject property. In the adjustment process, the comparable sale would require a
negative (-) adjustment to equalize this variable with the subject property under appraisal. This
indicates a property with 100% uplands will sell for more than a property with 100% wetlands.

The reverse would be appropriate if the comparable sale had 100% wetlands and the subject had
100% uplands. In this case, the known comparable sale is inferior to the unknown subject property
under appraisal and would require a positive (+) adjustment to indicate the comparable sale's price
value relationship should be increased since it is inferior to the subject property under appraisal.
This adjustment equalizes the relationship of the comparable property with the subject under
appraisal.

Adjustments for variables or differences tend to equalize the dissimilar elements between the known
sales price of the comparable and the unknown price/value relationship of the subject property
under appraisal. This adjustment process indicates on an objective basis a reasonable guideline for a
market value range of the subject property under appraisal.

This adjustment process is ufilized for as many variables as may be appropriate or that are
recognized in the marketplace with a reasonable ot significant impact on value. When elements are
equal there is no necessity to allude to this in the grid adjustments. If you have elements that are
present in all of the comparables and in the subject, then this indicates the elements are equal and
equal elements should be addressed in the narrative and not in the comparison adjustment grid.
These elements have been reflected in the base unit of comparison.

The application of the sales price per acre produces an estimate of value for a property by
comparing it with the most similar properties that have sold recently in the same or competing areas.
The analytical processes, utilized in determining the degree of comparability between two
properties, involves judgment as to their similarity with respect to many value factors such as
location, date of sales, physical characteristics, and terms of sale. The sale price of the properties
deemed most comparable tends to set the value range for the subject property. The data involved in
the application of this process concerns these comparable properties as well as the subject property,
and this data will vary with the type of property. Four categories of data, however, are basic and
apply regardless of the type of property. They are: (1) sales prices of comparable properties; (2)
conditions influencing each sale; (3) location of each property; and (4) description of land and
improvements of each comparable property.
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The sales presented on the following pages are the best indicators of the subjects” market value.
They are the most similar to the subject of recent sales in this market. They are representative of
the typical sales in this market, they have the same or similar highest and best use as the subject,
and they meet the definition of market value. Specific details of the following comparable sales
were verified with the Grantor, Grantee, their Attorney, or real estate agent. I reviewed the deed
for each sale, personally inspected each sale location, and personally reviewed zoning
requirements, tax map, soil map and wetlands maps for each sale.
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COMPARABLE UNR

s
Location

Tax Map Designation
Grantor

Grantee
Consideration
Financing

Settlement Date
Deed Book/Page
Zoning

Size

Highest and Best use:
Verification

Price Per Acre

Road Frontage
Public Utilities

RY

Greenwich Township, N.J.

e I NS i &
North Side of Union Road, East
Block 1204 Lot 5

Bette J. Counsellor, Executrix (Estate of D. Bauman)
E. Owen Pool & Gladys E. Pool, h/w

$237,500

No favorable financing noted

2/10/2009

4633/86

RR, Rural Residential

17.63 acres

Agriculture with development rights

Deed, Grantor Attorney

$13,471 per acre

None

Electric, telephone & cable

Comments: The parcel is level and irregular shaped. Soils are acceptable for residential
development. The site is located in the southern section of East Greenwich Township at
the New Jersey Turnpike. It is my understanding this property was never to the planning
board for major subdivision approval. The grantee purchased this site for agriculture
purposes. The grantee owns the front parcel along Union Road. The site is inferior to the
subject due to a lack of frontage on Union Road and an assemblage discount for purchase
by an adjacent property owner. Public water and sewer are not in the immediate vicinity

of this site.
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COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued
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Lot 2 was previously owned by Owen Pool prior to the purchase of Lot 5. The tax map
indicates a road is present but my physical inspection reveals no such road indicating it is a

paper street.
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COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

AERTAL MAP

Map Source is NJDEP Geoweb 2011.

Wetlands are located within the southwest corner of the site. My estimate of the total
amount of wetlands and buffers is approximately 5 acres or 28% of the site. The wetlands
area contains woodland and a small creek. There is a woodland area in the northeast

corner of the site bordering the New Jersey turnpike.
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COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

SOILS MAP

T
s — | R e
Map Source is USDA NCRS Web Soil Survey 2011.

Map unit . . Acres in Percent of

symbol Map unit hame Rating AOI AOI

FamA Fallsington sandy foam, 0 to 2 !:armfand of statewide 4.5 21.7%
percent slopes importance _

ErfB Freehold loamy sand, 0 to 5 All areas are prime 0.9 4.2%
percent slopes farmiand

ErfC Freehold loamy sand, 5 to 10 Farmland of statewide 4.3 20.7%
percent slopes importance

WOKA Woodstown-Glassboro complex, G All areas are prime 11.2 53 50,
to 2 percent slopes farmland

Totals for Area of Interest 21.0 100.0%

Summary by Rating Value

Rating Acres in AQI Percent of ACI

Somewhat limited 11.2 53.5%
Not limited 5.2 24.8%
Very limited ' 4.5 21.7%
Totals for Area of Interest 21.0 100.0%
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COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

Site Discussion

About 22% of the soil or 4.5 acres on this sale is "very limited" which indicates that the soil has
one or more features that are unfavorable for the specified use, i.e., residential use with
basements would not be recommended on this portion of the site. This is the wetlands area of the
site. This is a negative physical characteristic that is considered in the grid because it impacts the
site yield for residential development. The location of the wetlands and very limited soils are
situated on site in such a position that the functional utility is not seriously impacted. The
balance of the site is acceptable for low density development. About 60% of the site is
considered prime soils with 40% classified as statewide importance.

B TOPOGRAPHY
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Map Source is Site To Do Business, National Association of Realtors 2011.

Based upon my physical inspection of the site and the above topography map, Sale #1 has
generally level topography with no significant potential development or agriculture costs due to

this physical issue.
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COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

FLOOD MAP
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Map Source is Site To Do Business, National Association of Realtors 2011. Sale #1 is not in
a flood plain zone.
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COMPARABLE UNRESTRICTED LAND SALE NO.2

Location
Tax Map Designation

Grantor

Grantee
Consideration
Financing

Settlement Date
Deed Book/Page
Zoning

Size

Highest and Best use:

Verification

Price Per Acre of Land Only

Reoad Frontage
Public Utilities

e

670 Woodstown Road, Woolwich Township, N.J.

Block 39 Lot 1 (Woolwich Twp)

Block 17 Lot 1 (South Harrison Twp);

Charles Hines & Margaret Hines, h/'w

Thomas A. Sorbello & Marie Sorbello, h/'w

$180,000 (Woolwich Twp); $324,000 (S. Harrison Twp)
No favorable financing noted

12/18/2009

47271341 :
AR, Agricultural/Residential; R-1, Residential (Woolwich
28.45 acres

Low Density/Agriculture

Deed, Grantor Attorney

$17,715 per acre

1,735 +/- feet

Electric and telephone

Comments: The parcel is level and irregular shaped with significant frontage on Woodstown
Road and Porches Mill Road. Soils are acceptable for residential development. This is an
agriculture parcel with development rights. The site is located on the border between Woolwich
Township and South Harrison Township and lies in both jurisdictions. There are no
improvements. Both parcels are not wooded. Both sites are contiguous. The site is 100% tillable
with 91.4% prime soils. The site has no very limited soils. There are no wetlands on site.
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COMPARABLE UNRESTRICTED LAND SALE NO.2 MAP - continued
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COMPARABLE UNRESTRICTED LAND SALE NO.2 MAP — continued

AERIAL MAP

Unrestricted Land Sale #2
i : Legend

Enviroimental Data
Caunties
Wetiands {2007)

WETLANDE

Mid-Aflantit
States

Haw Jormay
Cither Wid-Aisnthk
S

HNatral2g67?

L]
]

Miay Prinied On [2011-10-06 1829} { =m0, 10 mi

Map Source is NJDEP Geoweb 2011.

There are no wetlands located on Sale #2. Wetlands are located to the east and south of the
subject site.
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COMPARABLE UNRESTRICTED LAND SALE NO.2 MAP - continued
SOILS MAP

Summary by Map Unit — Gloucester County, New Jersey (NJ015)

Map unit . . Acres in Percent of

symbol Map unit name Rating AOI AOI

FriB Freehold loamy sand, 0 to 5 All areas are prime 37.2 27 0%
percent slopes farmiand

FrfC Freehold loamy sand, 5 to 10 farmland of statewide 0.3 0.9%
percent slopes importance

ErkA Freehold sandy loam, O to 2 All areas are prime 5.3 15.0%
percent slopes farmland

FrkD Freehold sandy loam, 10 to 15 4 brime farmland 1.7 4.8%
percent siopes

PHG Pits, sand and gravel Not prime farmland 0.6 1.6%
Woodstown-Glassboro complex, 0 All areas are prime o

WokA to 2 percent slopes farmland 0.2 0.6%

Totais for Area of Interest 35.3 100.0%
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COMPARABLE UNRESTRICTED LAND SALE NO.2 MAP — continued

Summary by Rating Value

Rating Acres in AOI Percent of ACI

Not limited 34.5 97.8%
Somewhat limited 0.2 0.6%
Not Rated 0.6 1.6%
Null or Not Rated 0.6 1.6%
Totals for Area of Interest 35.3 100.0%

Site Discussion

About 100% of the soil or 28.5 acres on this sale is "not limited" which indicates that the soil has
features that are very favorable for the specified use, i.e., residential use with basements would
be recommended on this portion of the site. This is a positive physical characteristic that is
considered in the grid because it impacts the site yield for residential development. The entire
site is acceptable for low density development. About 93% of the site is considered prime soils.
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COMPARABLE UNRESTRICTED LAND SALE NO.2 MAP - continued
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Map Source is Site To Do Business, National Association of Realtors 2011. Based upon my
physical inspection of the site and the above topography map, Sale #2 has generally level
topography with no significant potential development or agriculture costs due to this physical
issue.
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COMPARABLE UNRESTRICTED LAND SALE NO. 2 MAP - continued

FLOOD MAP
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Map Source is Site To Do Business, National Association of Realtors 2011

Sale #2 is not in a flood plain zone.
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COMPARABLE UNRESTRICTED LAND SALE NO.3

Location 190 Mill Road, Woolwich Township, N.J.
Tax Map Designation Block 14 Lot 12

Grantor Alfio Previtera & Cathleen Previteria, h/w
Grantee Russo Homes, LLC

Consideration $1,250,000

Financing No favorable financing noted

Settlement Date 01/14/2010

Deed Book/Page 4737/272

Zoning R-2, Residential (1 acre per unit density)
Size 60.17 acres

Highest and Best use: Low Density Residential/Agriculture
Verification Deed, Grantee

Price Per Acre of Land Only $20,774 per acre

Price Per Acre of Approved Lot $41,667 per approved lot/unimproved
Road Frontage 2,480 +/- feet

Public Utilities Electric and telephone

Comments: The parcel is level and irregular shaped with significant frontage on Mill Road.
Soils are acceptable for residential development. This is an agriculture parcel with development
rights. The site is located near the border between Woolwich Township and Logan Township
about 1.5 miles north of Route 322. There are no improvements. The parcel is partially wooded.
The site is 95% tillable with 85% prime soils. 75% of the site has no soil limitations. There are
about 8% or 5 acres of wetlands on site. This is a residential arm’s length sale contingent upon
approval for residential subdivision containing 30 low density lots at a yield of 1.90 acres per
unit. The preliminary approvals were granted to A P Orleans in September 2007. The property is
located in the north eastern section of township at the Logan/ Woolwich Townships border.
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COMPARABLE UNRESTRICTED LAND SALE NO. 3 MAP - continaed

The site is on the south side of Warrington Mill Road at the intersection of Stone Meeting House
Road. The parcel has frontage along Mill Rd of approximately 2500°+/-, and along Stone
Meeting House Road of 400°+/-,

Grantor provided seller financing based upon the following terms: The principal is $1,125,000;
“po interest for the first 364 days” ... thereafter...the rate of 6% per annum.”; principal payments
of $40,000 each time the Borrower transfers title to an individual approved lot; accrued interest
on the ouistanding principal balance shall be paid when the $40,000 principal payment is paid.
The entire principal balance plus accrued interest is due either upon the earlier of four (4) years
from the date of closing or 60 days after the last lot transfer. The seller’s mortgage is subordinate
to any construction financing obtained by Russo Homes, LLC. I do not consider this favorable
financing and no adjustment is warranted.

The subject was in agricultural production at the time of the sale. At closing, the parcel was
approved for 30 residential home sites. The Planning Board file indicates the site is a 57.10 acre
parcel whereas the tax map indicates 60.17 acres. I chose to use the tax map data since all data is
reported by tax map in this report.

It is my understanding that AP Orleans had the parcel under contract (undisclosed consideration)
and secured the approvals but later cancelled the contract in February 2008. 1 could not confirm
this information but believe it is reliable since AP Orleans obtained the approvals. The grantor
subsequently sold the parcel to Russo Homes LLC.
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COMPARABLE UNRESTRICTED LAND SALE NO. 3 MAP - continued
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COMPARABLE UNRESTRICTED LAND SALE NO.3 MAP — continued

AERIAL MAP
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Map Source is NJDEP Geoweb 2011.

There are about 5 acres of wetlands [ocated on Sale #3. Wetlands are located to the east
and southeast sections of the subject site.
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COMPARABLE UNRESTRICTED LAND SALE NO.3 MAP — continued

SOTLS MAP

F — AL : o 8 - %
Map Source is USDA NCRS Web Soil Survey 2011.

Summary by Map Unit — Gloucester County, New Jersey {N3J015)

Map unit Mab unit name Ratin Acres in Percent of

symbol P g AOI  AOI

BEXAS Berryland and Mulllca_sons, Oto 2 Farm!and of unique 1.6 2.6%
percent slopes, occasionally flooded importance

FapA Fallsington foam, O to 2 percent slopes Farmland of 6.8 11.4%

statewide importance
Fluvaguents, loamy, 0 to 3 percent

i 0,
FrnhAt slopes, frequently flooded Not prime farmiand 0.2 0.4%
ErfR Freehold loamy sand, O to 5 percent  All areas are prime 12.1 50.1%
slopes farmland
FrkB Freehold sandy loam, 2 to 5 percent  All areas are prime 37.4 54.0%
slopes farmiand
KermnC2 Keyport sandy loam, 5 to 10 percent Farmla.nd gf 0.6 1.0%
slopes, eroded statewide importance
WokA Woodstown-Glassboro complex, 0 to 2 All areas are prime 6.4 10.6%
percent slopes farmland
Totals for Area of Interest 60.1 100.0%
56
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COMPARABLE UNRESTRICTED LAND SALE NO.3 MAP - continued

Summary by Rating Value

Rating Acres in AOI Percent of ACI

Not limited 44.5 74.1%
Very limited 8.6 14.3%
Somewhat limited 7.0 11.6%
Totals for Area of Interest 60.1 100.0%
Site Discussion

About 75% of the soil or 45 acres on this sale is "not limited" which indicates that the soil has
features that are very favorable for the specified use, i.c., residential use with basements would
be recommended on this portion of the site. This is a positive physical characteristic that is
considered in the grid because it impacts the site yield for residential development. The entire
site is acceptable for low density development. About 51 acres or 85% of the site is considered
prime soils.
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COMPARABLE UNRESTRICTED LAND SALE NO.3 MAP — continued
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Map Source is Site To Do Business, National Association of Realtors 2011. Based upon my
physical inspection of the site and the above topography map, Sale #2 has generally level
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COMPARABLE UNRESTRICTED LAND SALE NO. 3 MAP — continued

FLOOD MAP
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Sale #3 is not in a flood plain zone.
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COMPARABLE UNRESTRICTED LAND SALE NO. 4

Location

Tax Map Designation
Grantor

Grantee
Consideration
Financing

Settlement Date
Deed Book/Page
Zoning

Size

Highest and Best use:
Verification

Price Per Acre

Road Frontage
Public Utilities

75 Griers Lane, Upper Deerfield Township, NJ
Block 103 Lot 4

Estate of Ivan L Garrison

Coombs Properties, LLC

$1,832,000

No favorable financing noted

1/29/09

4053/8902

A, Agriculture

88.47 acres

Agriculture with Development Rights
Deed and Grantor Attorney

$15,056 per acre (land only)

2,780 +/- feet

Electric & telephone

Comments: The parcel is level and irregular shaped. Soils are acceptable for residential
development. The sale is vacant farmland with grantee expecied to continue agriculture.
The site has no wetlands. This is 2 deed transactions in two counties and 3 taxing
districts. Most of the street frontage acreage is in Upper Deerfield on Griers Lane. The
rear land and smaller tracts are in Upper Pittsgrove and Pittsgrove Townships. The Salem
County tracts were conveyed by a separate deed with separate consideration. The market
value of the site improvements is estimated at $500,000.
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COMPARABLE UNRESTRICTED LAND SALE NO. 4 - continued

The total transaction price was $1,446.233 for the Upper Deerfield Township parcel and
$385,767 for the Upper Pittsgrove Twp (Blk 79 Lot 7) containing 33.31 acres and
Pittsgrove Township (Blk 1401 Lot 10) containing 1.48 acres. The Salem County acreage
was vacant farmland (34.79 acres) with a consideration of $385,767 which reflects
$11,088 per acre. The area is rural in character. Soils are acceptable for residential
development with 87.6% septic capable. 100% of the site is Class I & TI capability.
100% of the soils are prime soils with 100% tillable.

COMPARABLE UNRESTRICTED LAND SALE NO. 4 TAX MAP
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COMPARABLE UNRESTRICTED I.AND SALE NO. 4 TAX MAP
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COMPARABLE UNRESTRICTED LAND SALE NO.4 MAP - continued

AERIAL MAP

Unrestricted Land Sale #4
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Map Source is NJDEP Geoweb 2011.

There are no wetlands located on Sale #4. There is no woodland area on site. Improvements
are centered on the site. The blank line indicates the municipal boundaries.

63
file #RE2011025




MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 4 — continued
SOILS |

Map Source is USDA NCRS Web Soil Survey 2011.
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COMPARABLE UNRESTRICTED LAND SALE NO. 4 — continued

SOILS DATA
Map unit . . . Percent
symbol Map unit name Rating Acres in AOI of AOI
ChtA Chillum silt loam, 0 to 2 All areas are prime 10.3  7.5%
percent slopes farmland
ChtB Chillum silt loam, 2 to 5 All areas are prime 68.7 50.2%
percent slopes farmland
Mattapex silt loam, 0 to 2 All areas are prime o
MbuA percent slopes farmland 12.3 9.0%
Subtotals for Scil Survey Area 91.2 66.7%
: Component .
Map unit . . Rating reasons  Acres Percent
symbol Map unit name Rating name (numeric values) in AOI of AQI
{percent)
Chillum silt Chillum (85%)
ChtA foam, 0 to 2 Not timited Matapeake 10.3 7.5%
percent slopes (10%)
Chillum silt Chillum (85%)
ChiB loam, 2to 5 Not limited Matapeake 68.7 50.2%
percent slopes (10%)
Mattapex silt Depth to
MbuA  loam, 0to 2 ﬁl?nria:g;vhat ‘("'93;5/35’8" apparent zone of 12.3  9.0%
percent slopes ° saturation {0.83)
Subtotals for Soil Survey Area 91.2 66.7%

Site Discussion

About 87% of the soil or 79 acres on this sale is "not limited" which indicates that the soil has
features that are very favorable for the specified use, i.e., residential use with basements would
be recommended on this portion of the site. This is a positive physical characteristic that is
considered in the grid because it impacts the site yield for residential development. The entire
site is acceptable for low density development. 100% of the site is considered prime soils.
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COMPARABLE UNRESTRICTED LAND SALE NO. 4 — continued
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Map Source is Site To Do Business, National Association of Realtors 2011

Based upon my physical inspection of the site and the above topography map, Sale #4 has
generally level topography with no significant potential development or agriculture costs due to
this physical issue.
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COMPARABLE UNRESTRICTED LAND SALE NO. 4 MAP — continued
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Map Source is Site To Do Business, National Association of Realtors 2011

Sale #4 is not in a flood plain zone.
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C MPARABLE UNRESTRICTED LAND SALE NO.5

Location Southeast Side of Clayton Road, Monroe Township, N.J.
Tax Map Designation Block 12401 Lot 21.01

Grantor Gregory W. Fera & Wayne Fera, Executors

Grantee County of Gloucester & Monroe Township (50% each)
Consideration $400,000

Financing Cash

Settlement Date 9/9/2010

Deed Book/Page 4806/301

Zoning RG-C, Regional Growth Commercial District

Size 17.442 acres

Highest and Best use: Agriculture with future commercial development
Verification Deed, Gloucester County Representratives

Price Per Acre of Land Only $22,933 per acre

Road Frontage 732 +/- feet

Public Utilities Electric, septic, well & telephone

Comments: The parcel is level and irregular shaped with significant frontage on Clayton Road.
Soils are acceptable for commercial or residential development. This is an agriculture parcel with
development rights. The site is 90% tillable with 97% prime soils. The site has .5 acres of very
Timited soils. There are .5 acres of wetlands on site. The parcel was listed on the open market but
was purchased by Gloucester County and the Township for preservation purposes. The parcel was
originally listed for $849,999 in August 2008 and included two lots with improvements. The days on
the market was 300+ days prior to sale. The sale above included a subdivided portion of one of the
two lots, less improvements. The Monroe Township Planning Department indicated there were no
approvals at the time of sale. The topography of the subject site is relatively level with a minor
slope. There is an old railroad right-of-way toward the north of the subject parcel and wetland areas
to the south. The frontage along Clayton Road has a mixture of commercial and residential
improvements plus agricultural land uses.
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COMPARABLE UNRESTRICTED LAND SALE NO.5 MAP — continued

12

-
Y

T

IR |

GENDSEE AVE [AK.hGEMDVA AVE) =

e R

! ) %]

PLATE 125 PLATE 123

D “umwav:‘ g (a‘tlzx'mssmur ST RDAD -
AN ) [
[EE AW [P , 1 FLAIL RV
! t
a CLAYTON EI ] i | 5% ROAD 5

GENOBEE AYE (A.K.A.CGENOVA AVE) &

/

PLATE 125 PLATE 1
Note the Atlantic City Electric Easement on the western border of the site.
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COMPARABLE UNRESTRICTED LAND SALE NO.5 MAP - continued

AERIAL MAP
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Map Source is NJDEP Geoweb 2011.

There is a small amount of wetlands located on the southern boundary of the site. There is
approximately .5 acres of wetlands and buffer areas.
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COMPARABLE UNRESTRICTED LAND SALE NO.5 MAP — continued

SOILS MAP

Map Source is USDA NCRS Web Soil Survey 2011.

Summary by Map Unit — Gloucester County, New Jersey (NJO15)

Map unit - . Acres in Percent of
symbol Map unit name Rating AOT AOI
AVEB Aura-Sassafras sandy loams, 2 to 5 All areas are prime 76 39.59%
percent slopes farmland
EamA Fallsington sandy loam, O to 2 farmland of statewide 0.4 5.0%
percent slopes importance
Manahawkin muck, 0 to 2 percent Farmland of unique : a0
MakAt slopes, frequently flooded importance 0.2 0.8%
Woodstown-Glassboro complex, 0 All areas are prime o
WokA to 2 percent slopes farmland 111 S7.7%
Totals for Area of Interest 19.2 © 100.0%
Rating Acres in AQI Percent of AQI
Somewhat limited 11.1 57.7%
Not limited 7.6 39.5%
Very limited 0.5 2.8%
Totals for Area of Interest 19.2 100.0%
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COMPARABLE UNRESTRICTED LAND SALE NO.5 MAP — continued

Site Discussion

About 3% of the soil or a .5 acre on this sale is "very limited" which indicates that the soil has
features that are unfavorable for the specified use. This is a minor negative physical
characteristic that is considered in the grid because it impacts the site yield for residential
development. The entire site is acceptable for commercial development. About 97% of the site is
considered prime soils.

o U
TDB S NUNE

SN L Sie To Do Businesy

o . J
TR A

Map Source is Site To Do Business, National Association of Realtors 2011. Based upon my
physical inspection of the site and the above topography map, Sale #5 has generally level
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COMPARABLE UNRESTRICTED LAND SALE NO. 5 MAP — continued

FLOOD MAP
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Map Source is Site To Do Business, National Association of Realtors 2011

Sale #5 is not in a flood plain zone.
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COMPARABLE SALES ADJUSTMENT ANALYSIS

Property Rights
All five comparable sales involved the transfer of the fee simple rights. No adjustments for
Property Rights are warranted.

Condition of sale

All five sales were verified by reviewing the deed and speaking with a knowledgeable person
involved in the transaction or the most reliable available sources. I also reviewed their
assessment and zoning and photographed each sale location. It is my understanding that these
sales are "arms-length" transactions and indicative of market value. There were no unusual
conditions that impacted the price of the sales. No adjustments are warranted.

Financing Terms
There were no unusual financing terms or concessions that affected the price paid for these sales.

No adjustments are warranted.

Market Conditions

The comparable sales settled between January 2009 and September 2010. The local market
began experiencing an upward price movement in 2003 of approximately 20% per year and the
20% appreciation continued through to the summer of 2005. Property values in the current
market are now in the midst of a market correction resulting in reduced price levels and longer
marketing times.

On the local level, MLS statistics were previously summarized in the Regional Data section of
the report. The average sale price for single family units in the County increased 14% in 2005,
8.1% in 2006, 2.2% in 2007 then declined 4.2% in 2008, 8.1% in 2009 and 1.9% in 2010. The
trend in declines appears to be weakening over time but still represents a market with weak
demand. I applied a negative market condition rate of 5% for the years 2009, 2010 and 2011.
Based upon the market data discussed above, the comparable sales were adjusted accordingly.

Location

Comparable Sale #1, located in neighboring East Greenwich Township, is considered similar
with no adjustments warranted. Comparable Sales #2 through #5 are considered inferior and
positive adjustments were made to these sales. I compared the average residential price of a
single family dwelling for each location to estimate a location difference.

Size

The subject land area is 119 acres. The Comparable Sales range from 17.6 to 88.5 acres. Large
land parcels tend to sell for less per unit of comparison when compared to small parcels. This is
typical in most markets and reflects the intensity of development and economies of scale. The
market data is not persuasive on justifying size adjustments so the magnitudes of the adjustments
were treated conservatively. Comparable Sales #1, #2, #3 and #5 are smaller than the subject
site. They require a negative adjustment to reflect their smaller size. Comparable Sale #4 is
similar in size to the subject site. No adjustments are warranted for this sale.
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Frontage

The subject property has 3,845+/- feet of road frontage on O gden Station Road. Each comparable
sale has adequate frontage for agricultural and residential use. The subject and all five sales have
an adequate amount of road frontage for their highest and best use. The market does not
recognize a price difference where adequate frontage exists for the property’s highest and best
use. No adjustments are warranted.

Topography

A site contains features or surface configurations of an area, e.g., hills, valleys, slopes, lakes,
rivers. When sites have significant surface gradations, residential development costs tend to rise
thereby reducing the price levels of the parcel that investors are willing to pay due to site
development risk. The subject has level topography. All Comparable Sales are similar in
topography to the subject site. No adjustments are warranted for these sales.

Zoning/Highest and Best Use

Zoning regulates the character and extent of real estate use through police power. It establishes
districts with uniform restrictions relating to improvements; structural height, area, and bulk; and
other aspects of the use and development of private property. Different uses and regulations
sometimes generate price differences in the market where profit to the land is impacted by
zoning requirements of the land use code. The subject is zoned R-6, Residential, which permits 1
unit per 2 acres. The requirements of this district were summarized previously in this report.
Comparable Sales #1, #2 and #4 are similar in zoning and highest and best use to the subject site.
No adjustments are warranted for these sales. Comparable Sale #3 was sold with entitlements
representing .5 units per acre. Entitlements enhance value and this sale is considered superior to
the subject sites that have no entitlements. A negative adjustment to Sale #3 was warranted.
Comparable Sale #5 is an agriculture use in a commercial zone. The highest and best use of this
sale is agriculture even though there is the future long ferm potential for commercial
development. The price paid reflects agriculture use with commercial potential. Therefore, I
consider this sale to be superior and a negative adjustment is warranted.

Easements

An easement is an interest in real property that conveys use of a portion of an owner's property.
When that use diminishes the value of a property by limiting its highest and best use, an
adjustment is warranted if the market recognizes the limitation of use and loss in value. The
subject site has two easements, a gas pipeline easement encumbering Block 374 Lot 1 and a
sewer line easement encumbering Block 375 Lot 2. Both easements limit the functional utility of
the two parcels to a limited extent causing a loss in value. All Comparable Sales arc not
encumbered by easements and are superior requiring a negative adjustment to the sales.

Wetlands
Wetlands are land areas that are frequently inundated or saturated by surface or groundwater and

support vegetation typically adapted for life in saturated soil conditions. Various statutes prohibit
the development or use of wetlands and its surrounding buffer areas. This environmental
condition tends to reduce value since it limits a property’s highest and best use. The subject site
has approximately 35 acres of wetlands (30% of the site) and tidal marsh that border the Mantua
Creek and its tributaries. Comparable Sale #1 is similar to the subject site. No adjustments are
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warranted for this sale. Comparable Sales #2, #3, #4 and #5 are encumbered by less wetlands and
are superior requiring a negative adjustments to these sales based upon a rate of $1,500 per acre
for wetlands. The subject site and Sales #2, #3, #4 and #5 do not have their functional utility
seriously impaired by wetlands so the impact of this environmental condition is limited reflecting
in a fower magnitude of adjustments.

Soils

The ability of the soil and other underlying material to support a foundation for residential
development or to produce agricultural products can impact the price of a site. The quality of the
soils on the subject site and comparable sales were compared and are adequate for agriculture
and favorable for residential development. I compared the Land Capability Classes, Farmland
Importance, and Septic Capability of the soils on the subject and each sale. The quality of soils
on the subject property is acceptable for various crops and can support residential development.
Based upon the presence of very limited soils class (13% of the site), 13% of the soils on site are
not suitable for residential development. Comparable Sales #2 and #5 have almost no very
Jimited soils on site indicating they are superior to the ‘subject site. They require a negative
adjustment. Comparable Sales #1, #3 and #4 are similar in soils class to the subject site. No
adjustments are warranted for these sales.

Utilities

The subject property has access to electric, cable and telephone. The Comparable Sales have
access to clectric, cable and telephone. All Comparable Sales are similar to the subject site with
no adjustments warranted. The subject site has a large force main on sitec but it cannot be
accessed for development.

Other
There are no other significant differences between the subject and sales that warrant an

adjustment. All of the prior adjustments are considered reasonable estimates of the typical buyer
and seller teaction to the various differences. None of the differences or adjustments is
considered significant.

A land sale comparative rating grid, summarizing the adjustments to the five sales, is on the
following page.

76
file #RE2011025



%07

%l

kA

oS~

k"

Wi

%01~

%l

Yl

Yo

Yol

%%8-

Yt

ki

%0

LL98ed

6THLIS

duoN
Y, ‘R0
9% - 1ouadng
947 - Jouadng
O - AoLang
(e rgamm 11304
(943
e
o¥ £ ] - Ioeradng
EOLTpT]
98L'FTS

98L°TT
Bumpagy

£66'77
1T Y

£E67T
QU Suuy

£66'TS
aqdiumg 231

£E6'TIS
000°00¥5
[
000°00FS
16T 66
il
BI3
da ], ace
ProY ToJAEL)

SATVS

%t

Y%l

%0

"0

%01

%l

Yalk

%

%d

%l

%01

Y%Ll

%l

%l

%0

LE8°TIS
Yol T
MoN %0
31 ‘23T %0
Y£] - JEMIE %l
upy - oradng A
anop - Jouadng LAS

(3w 22d yrom )y %00
jElty) %0
r1e %0
3k gp - I¥RMS %t
JoLiajuy %S
660°€TS

660°CT
Sunnpa Y

950°ST
TR bV %0

95061
Y3y suuy %40

950°¢T$
adurg 339 %0

950'SI$
000°TSETS
0000058
000'7E8°TS
G00T6T/ T

¢8R
=aw.FEU
T, pranpasqq aaddy
AP S &,

PATYS

PEEPTS
YLl
BN c\vc
L, A %0
Yol - IEIIS %E
48 - 10uding YalbE
Juo ] ~orsdng %l
sjzaoadde - -y %0
[ELEg %0
0Tp %0
28 (9 - 1ouadng oG-
Jopapuy %$
SIT6IE
£1T°61
Bumpag Yoty
bLL0z
1EW 1Y %%l
pLLOT
Y5 sy %0
BLLOTS
aqduyg 224 %0
LTS
20005718
0%
00008718
Gt
99
FLIAEAY
dia, oo,
peoy I 067
£V

B80T
%E
anoN %0
A3, 91T %0
auop - souadng %
uop - 1orradng %0
auo - Ioeraxdng o7
(e g ghy %
] %l
0’1y A
a8 g°gy - Jouadng %S
AoLIaIE] %l
171978
TEret
ELRCT YogT-
STLLT
Y Y %0
3 A
W] sy %0
SIL'LES
g 231 %D
SILLTS
000°p058
08
000°F0SS
G00T/R1/TT
§'9T
sauy
AT, OO
PEOY IMO)SPOOAL
FACE L

X413
066°L18

LIS

AN
AL, A
YoTT - VLY
%87 - 1Eng
a0 - touxdng
(v gpwn {ray
[T
aSepuadf oN - Jouagey
e gLy - Jepadng
JRpUIg
0zLIS

LTI
Suugreq

[LHEL
IR 1Y

1Lyl
yBuaT soury

TLKSIS
apdung 3§

TLHETS
005° 2878
0%
005'4£75
G00THT/E
%L1
urumeg
iy Pmbdaan Jseq
Feoy oy

TITVS

uop
Y, 22y
%E1
Y%lE
J3IN3S % sed
(s2120 a9m ) 9
[349]
6'7¢
0617

upgIngRg

SR

JaqIR g

YT sy

apdmg a3

YN
VIN
VN
VIN
TY0E/1/01
61T
BB
dug propda g asoss
proy uonng uapdo

LYArens

STOTIOZH# o4

JEAMSTEPY LAY AY/AU] UEIY

pasulpeun 20V/LT MR

OV Hld ZTYA TRLYOIANT

Jusmslpy JaN

gy

(pamrT-A % ) siog

(v ) spuepop,

SJUMIISEF

nqn/fuuoz

Aqdexdodoy,

VY Jaag oag

sany u oy

UGNEIT

TV / BO1 8 TALSNLAY

anfeA payuipy
STOLIDIED Y JATLE T

aneA sy
suua ], Suppuemy

HpeA psalpy
2 Jo uogipuo)

ey, pajsalpy
siEny Anadorg

Y/ 0 IS
Ay puey - 30 g

aoug saeg Aaudup pagesogy
aoud sapey

3eg Jo e

s3Iy ang

J0jun) / J9I(Y

ssuppy Apadarg




MARK J. HANSON, MAIL SRA Real Estate Consultant

VALUE CONCLUSION- UNRESTRICTED MARKET VALUE

The preceding comparable sales data are the most similar overall to the subject and best
indicators of the subject’s market value. These sales are all located within the Gloucester County
market.

Adjustments were made to the comparable sales for the most significant differences between the
subject and each sale. The primary differences were for market conditions, wetlands, soils and
approvals.

All of the adjustments are considered reasonable estimates of the markets reaction to these
differences. The mean unadjusted price of the sales is $17,990. After comparing each of the
comparable sales to the subject the adjusted price per acre range is from $12,072 to $17,429. The
mean adjusted price of the sales is $14,010.

Tn this analysis, I gave greatest weight to Sales #3 and #4 in my final value conclusion. The land
value estimate for the subject site assumes that the land is vacant and ready to be put to its highest
and best use. After giving consideration to the physical, legal and economic characteristics of the
subject site, it is my opinion that the unrestricted market value of the subject property, as of
October 1, 2011, is $14,000 per acre.

Therefore:
119 acres @ $14,000 per acre = $1,666,000

PROPERTY VALUATION, AFTER DEVELOPMENT EASEMENT ACQUISITION

PROPERTY DESCRIPTION

The subject land remains the same in the after valuation. The subject land has no improvements.
The subject will have no housing opportunities. The location, size, topography, road frontage,
and soil quality is acceptable for the restricted agriculture use.

The property has frontage on Ogden Station Road representing a total frontage of 3,845 front feet
(32.9 front feet per acre). According to the Farmland Assessment application, 32 acres have been
planted in hay and 39 acres in soybeans. The Farmland Preservation application indicates 66% of
the site (78 acres) is classified as cropland harvested and 26% of the site (30 acres) is cropland
pasture. For the purpose of this appraisal, I have assumed that approximately 92% of the land is
tillable cropland.

The topography is generally level throughout the site. The soils identified on this land include
FhB, FhC, Tm, FsD and FiF are the dominant soils on this property. These soils are sandy type
soils.

The Farmland Preservation application indicates that 62 acres (53%) are prime farmland for
agricultural use and 37 acres (32%) are of statewide importance. A total of 15.005 acres are
considered tidal marsh and not prime farmland. The following information regarding soils is
summarized from the USDA Gloucester County Soil Survey.
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Soil Classification
“Prime farmlands include all those soils in Land Capability Class I and selected soils from

Land Capability Class II. Prime Farmland is land that has the best combination of physical and
chemical characteristics for producing food, feed, forage, fiber and oilseed crops; and is also
available for these uses. It has the soil quality, growing season, and moisture supply needed to
economically produce sustained high yields when crops when treated and managed according to
acceptable farming methods. Prime Farmlands are not excessively erodible or saturated with
water for a long period of time, and they either do not flood frequently or are protected from
flooding.”

“Farmlands of statewide importance include those soils in Land Capability Class II and ITI that
do not meet the criteria as Prime Farmland. These soils are nearly Prime Farmland and
economically produce high yields when treated and managed according to acceptable farming
methods. Some may produce yields as high as Prime Farmland if conditions are favorable.”

“Farmland of local importance includes those soils that are not of prime or Statewide
importance and are used for the production of high value food, fiber, or horticultural crops.”

“Unique farmland is land other than prime farmland that is used for the production of specific
high value food and fiber crops. It has the special combination of soil quality, location, growing
season, and moisture supply needed to economically produce sustained high quality and/or high
yields of a specific crop when treated and managed according to acceptable farming methods.”

53% of the subject land has soils that are Prime Farmland soils on the Application.

RESIDENTTAL OPPORTUNITIES
The Definition Section of this report previously defined Residential Opportunity terms used

herein.

Exceptions:
As previously defined and discussed the subject has one non-severable exception. This exception

is a two acre parcel surrounding the homestead site.

Residential Units:
There is an existing dwelling on this property under a non-severable exception.

Residential Dwelling Site Opportunity (RDSQ): There are no RDSOs.

Therefore, the subject property has one residential opportunity if restricted.
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HIGHEST AND BEST USE - AFTER DEVELOPMENT EASEMENT ACQUISITION

In a consideration of the highest and best use of the subject property - After The Development
Acquisition, the same concepts and definition of highest and best use apply as in the "Before The
Development Easement Acquisition”, as does the application of the four criteria previously
discussed whether the use is 1) physically possible; 2) legally permissible; 3) financially feasible;
and 4) maximally productive.

After The Development Easement Acquisition, the total land area and site configuration of the
subject remains the same with the exception that the subject site will be encumbered by a farmland
preservation Deed of Easement.

The overall site will continue to reflect the same attributes of the physically possible uses. The use
of the subject site is dictated by the physical aspects of the site itself. The size, shape, accessibility,
and location remain the same as in the Highest and Best Use - Before the Development Easement
Acquisition section of the report. The subject site is 119 acres of land area with significant frontage
onto Ogden Station Road. The size and shape will allow for flexibility of numerous uses including
residential, commercial, industrial and agriculture. The physical aspects of the site do not impose
constraints on development to its highest and best use.

The overall site will continue to be governed by the land use code of West Deptford Township
under the legally permissible possible uses. There are no plans to change the land use requirements
at the Township level. The primary change is that the Development Easement will encumber title to
the subject property limiting its legal uses to agriculture. See the Deed of Easement restrictions.

Financially feasible considers those uses that are physically possible and legally permissible that
would make economic ot financial sense. The current effective economic demand for this site is
agricultural use with the long term probability of low density residential development as residential
demand increases in Gloucester County. When the development easement encumbers the subject
site, the only financially feasible use will be agricultural use. Consequently, the maximally
productive use is for agricultural use since it is the only possible and legally permissible use that
provides a return to the land.

In consideration of the above factors and those factors discussed within the Highest and Best Use -
Before the Development Fasement Acquisition section of the report, it is my opinion that the
Highest & Best Use - After the Development Easement Acquisition is for agricultural land use as of
the effective date of the appraisal.

APPRAISAL PROCESS— AFTER DEVELOPMENT EASEMENT ACQUISITION

In estimating the value of the subject property "Afier the Development Easement Acquisition”, all
of the traditional value approaches have been reconsidered. The Direct Sales Comparison Approach
was again determined to be the primary indicator of value. The "After the Development Easement
Acquisition” analysis considers the impact of the development easement on the subject site. When
the development easement encumbers the site, the highest and best use changes from residential
subdivision future use to agricultural use. This change requires a different set of comparable sales to
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be considered. The comparable sales utilized in the "After the Development Easement Acquisition"
are sales with similar development restrictions. A re-analysis of the comparable land sales was
performed and reflects an adjustment grid that identifies the most relevant physical, legal and
economic characteristics attributable to an agricultural site in the restricted market value analysis.

The sales presented on the following pages are the best indicators of the subjects’ restricted
market value. They are the most similar to the subject of recent sales in this market. They are
representative of the typical sales in this market, they have the same or similar highest and best
use as the subject, and they meet the definition of market value.
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Location

Tax Map Designation
Grantor

Grantee
Consideration
Financing

Settlement Date

Deed Book/Page
Zoning

Size

Highest and Best use:
Verification

Price Per Acre

Road Frontage
Public Utilities
Dwelling Opportunities

COMPARABLE RESTRICTED LAND SALE NO. 1

S/S Jessup Mill Road, East Greenwich Township, NJ
Block 1005 Lot 2.02

Charles J Mihlebach and Catherine Mihlebach
Louis J. and Deborah K. Gattuso.

$162,250

No favorable financing noted

7/28/2006

4558/181

RRC — Cluster and RR Rural Residential
23.18 acres

Agriculture

Deed and SADC

$7,000 per acre of preserved farmland.

100 +/- feet

Electric & telephone

one 1.24 acre severable exception

Comments : This tract was restricted under Farmland Program. The deed of easement arca was
21.94 Acres plus a 1.24 acre exception. The parcel is located on the south side of Jessup Road,
west of Cohawkin Road. The southerly side of the parcel abuts the New Jersey Turnpike.
Topography is generally flat with an irregular shape. No site improvements were observed. The
parcel has 84% prime soil, 26% statewide with 95% tillable.
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COMPARABLE RESTRICTED LAND SALE NO. 1 — continued
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

AERIAL MAP
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Map Source is NJDEP Geoweb 2011.
There are no wetlands on site. There is a woodland stand along the southern border with
the New Jersey Turnpike.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

SOILS MAP

Ma Source is USDA NCRS Web Seil Survey 2011.

Map unit . . Acres in Percént of

symbol Map unit name Rating AOT AOI

CosB Colts Neck sandy loam, 2to 5  All areas are prime 0.4 1.6%
percent slopes farmland

FrkB Freehold sandy loam, 2 to 5 All areas are prime 20.1 82.5%
percent slopes farmland

ErkC Freehold sandy loam, 5 to 10 !:armland of statewide 3.9 15.9%
percent slopes importance

Totals for Area of Interest 24.4 100.0%

Rating Acres in AOI Percent of AOI

Not limited 24.4 100.0%

Totals for Area of Interest 24.4 100.0%
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MARK J. HANSON, MAIL SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued

Site Discussion

100% of the soil on this sale is "not limited" which indicates that the soil has features that are
very favorable for the specified use, i.e., residential use with basements could be developed on
site. This is a positive physical characteristic that is considered in the grid because it impacts the
site yield for residential development. The entire site is acceptable for low density development.
About 84% of the site is considered prime soils.

TOPOGRAPHY
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Map Souree is Site To Do Business, National Association of Realtors 2011.

Based upon my physical inspection of the site and the above topography map, Sale #1 has
generally level topography with no significant potential development or agriculture costs due to
this physical issue.
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MARK J. HANSON, MAI, SRA

Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 1 MAP — continued
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Map Source is Site To Do Business, National Association of Realtors 2011. Sale #1 isnotina

flood plain zone.
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MARK J. HANSON, MAI SRA

Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 2

Location

Tax Map Designation
Grantor

Grantee
Consideration
Financing

Settlement Date
Deed Book/Page
Zoning

Size

Highest and Best use:
Verification

Price Per Acre/Imp
Road Frontage
Public Utilities
Dwelling Opportanities

334 Lincoln Mill Road, South Harrison Township, NJ
Block: 14 Lot: 13

Barbara Joan Keefer

Joseph and Grace Visalli

$365,000

No favorable financing noted

1/30/2009

4626/337

AR, Agriculture Residential

60.3 acres

Agriculture

Deed, attorney for Grantor and SADC
$6,053 per acre excluding improvements
1,421 +/- feet

Electric & telephone

One

Comments: Topography is generally level with an irregular shape. Approximately 20% of the
site contains wetlands. This sale occurred in January 2009. I confirmed this sale in August 2009
with the Realtor and subsequently inspected the site in September 2009. The two story home was
demolished in June 2010. Originally, the Realtor indicated the property was marketed with the
dwelling, other site improvements and the land as one package.
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MARK J. HANSON, MAIL SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 2 — continued

The property sold for $365,000 including the value of the improvements at $6,053 per acre. 1
spoke with the purchaser, Mr. Visalli, on April 15, 2011 who advised that it was his intention to
move his family to the property since he had a number of leased land parcels in the immediate
vicinity. After evaluating the dwelling, he discovered the cost of rehabilitation far exceeded his
expectations so he decided to demolish the structure in June 2010 about one and a half years
after the closing. Mr. Visalli further indicated that he was aware that restricted land was selling
in the $3,000 to $4,000 per acre range when he negotiated the purchase price. He acknowledged
that the purchase price included improvement value. My analysis of this sale indicated that the
purchase price per acre ($6,053) less the value of the restricted land per acre ($4,000) that the
purchaser knew at the time of sale suggested a value for the improvements of $2,053 per acre or
$124,617, say $125,000. I note the barn and silo continue to exist on site. I have been informed
by SADC that they will not accept an improvement deduction from the purchase price due to the
demolition of the house. This is a matter of SADC appraisal judgment on the value of the
improvements. Therefore, T have not deducted any improvement value from the purchase price.
The parcel has 89% prime soils. Approximately 99% is tillable farmland with the balance
woodland. There is no irrigation on the site. The surrounding area is agriculture and low density
residential.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 2 — continued
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MARK J. HANSON, MAIL SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 2 MAP - continued

AERIJAL MAP
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Map Source is NJDEP Geoweb 2011.
There are approximately 20% wetlands on site or about 12 acres with buffers. There is a
woodland stand along the southern border.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 2 MAP — continued

SOILS MAP

7

Map Source is USDA NCRS Web Soil Survey 2011.

unit . . Acres in  Percent of
symbol Map unit name Rating AOT AOI
KemB Keyport sandy loam, 2 to 5 All areas are prime 54.7 91.5%
percent slopes farmland
LenA Lenni loam, 0 to 2 percent !—‘armland of statewide 5.0 8.5%
slopes importance
Totals for Area of Interest 58.2 100.0%
Rating Acres in AOI Percent of AQI
Very limited 59.2 100.0%
Totals for Area of Interest 59.2 100.0%
92
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 2 MAP - continued

Site Discussion

100% of the soil on this sale is "very limited" which indicates that the soil has one or more
features that are unfavorable for the specified use, 1.e., residential use. This is a negative physical
characteristic that is considered in the grid because it impacts the site yield for residential
development. About 92% of the site is considered prime soils.

Li ‘:{;:J .
L

Map Source is Site To Do Business, National Association of Realtors 2011.

Based upon my physical inspection of the site and the above topography map, Sale #2 has
generally level topography with no significant potential development or agriculture costs due to
this physical issue.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 2 MAP - continued

FLOOD MAP
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Map Source is Site To Do Business, National Association of Realtors 2011. Sale #2 isnotina

flood plain zone.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 3

Location 151 Repaupo Station Road , Logan Township, NJ
Tax Map Designation Block: 605 Lot: 8,9, 11

Grantor Logan Meadows LLP

Grantee Thomas O. Lial and Linda Mowbray Joint Tenants
Consideration $443,750

Financing No favorable financing noted

Settlement Date 4/8/08

Deed Book/Page 4522/200

Zoning R, Residential

Size 121.1 acres

Highest and Best Use Agriculture

Verification Deed, attorney for Grantor

Price Per Acre With Imp $3,664 per acre

Road Frontage 395 +/- feet

Public Utilities Electric & telephone

Dwelling Opportunities One

Comments: Topography is rolling farmland with wetlands that back up to Repaupo Creek and
Greenwich Township with an irregular shape. The sale is located on the north side of Interstate
" 295 and Repaupo Station Road, east of Crown Point Road. Fee simple Interest was acquired in
121.1 acres and subject to Farm Preservation easement on 120.1 acres. The easement excepted a
1 acre site and the encumbered tract was subject to wetland regulations of record. This tract was
encumbered under the State of New Jersey Agriculture Retention and Development program an
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 3

dated April 7, 2008 between Logan Meadows LLC and the County of Gloucester
recorded in the Gloucester County Clerk’s office in Deed Book 4532 Pagel82. The Gross
of 121.1 acres were cited with a one acre exception for a fotal net encumbered size of
120.1 acres for a consideration of $1,501,250 or $12,500 per acre for the development
rights. The parcel has 35% prime soils. Approximately 30% of the site contains wetlands.
Approximately 70% is tillable farmland with the balance woodland and wetlands. There
is no irrigation on the site. The surrounding area is agriculture and low density
residential. The SADC directed me not to make any deduction for the 1 acre severable
exception.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 3 - TAX MAP
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MARK J. HANSON, MAIL, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 3 - MAP

AERIAL MAP
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Map Source is NJDEP Geoweb 2011.
There are approximately 27% wetlands on site or about 33 acres. There is a woodland area

along the rear creek.
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MARK J. HANSON, MAI, SRA

Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 3 MAP - continued

Map Source is USDA NCRS Web Soil Survey 2011.

Rating

Very limited

Somewhat limited

Not limited

Null or Not Rated

Totals for Area of Interest

file #RE2011025

SOILS MAP

Acres in AOI

61.6
30.0
17.0
1.7
110.4

Percent of AO!
55.8%
27.2%
15.4%

1.6%
100.0%
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 3

Map
. . ] Acres Percent
unit Map unit name Rating in AOI of AOT
symbol
Fallsington sandy loam, O to 2 percent Farmland of
FamA ! statewide 2.4 2.2%
slopes .
importance
Farmland of
FapA Fallsington loam, 0 to 2 percent slopes statewide 20.0 18.1%
importance
Manahawkin muck, O to 2 percent Farmland of
MakAt ! unique 0.7 0.7%
slopes, frequently flooded .
importance
Mannington-Nanticoke-Udorthents Farmland of
MamuAvcomplex, 0 to 1 percent slopes, very unigue 38.6 34.9%
frequently flooded importance
Farmland of
SabB Sassafras loamy sand, 0 to 5 percent tatewide 8.8 8.0%
slopes ;
importance
Sach Sassafras sandy loam, 2 to 5 percent A!I_ areas are 8.2 7 4%
slopes prime farmland
; Not prime o
WATER Water farmiand 1.7 1.6%
WokA Woodstown-Glassboro complex, 0 to 2 Alll areas are 30.0 27.2%
percent slopes prime farmiand
Totals for Area of Interest 110.4 100.0%

Site Discussion

56% of the soil on this sale is "very limited" which indicates that the soil has one or more
features that are unfavorable for the specified use, i.e., residential use. This is a negative physical
characteristic that is considered in the grid because it impacts the site yield for residential
development. About 35% of the site is considered prime soils.
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MARK J. HANSON, MAIL, SRA Real Estate Consunitant

COMPARABLE UNRESTRICTED LAND SALE NO. 3 MAP — continued
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Map Source is Site To Do Business, National Association of Realtors 2011.

Based upon my physical inspection of the site and the above topography map, Sale #3 has
generally level topography with no significant potential development or agriculture costs due to
this physical issue. The rear area of the site along the creek drops off but the elevation runs from

zero to about 10 feet.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 3 MAP — continued
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Map Source is Site To Do Business, National Association of Realtors 2011. About 75% of
Sale #3 is in a flood plain zone.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 4

Location South side of Swedesboro Roa C 38), Wes of itﬂe

Mill Road, Franklin Township, NJ
Tax Map Designation Block: 2601 Lot: 5
Grantor Edward and Susan Eivich
Grantee Liberty Bell Bank (Peter Buchert, IRA)
Consideration $170,000
Financing No favorable financing noted
Settlement Date 2/5/2010
Deed Book/Page 4750/194
Zoning RA, Agriculture Residential
Size 40.76 acres
Highest and Best use: Agriculture
Verification Deed, attorney for Grantor and SADC
Price Per Acre $4,171 per acre of preserved farmland
Reoad Frontage 343 +/- feet
Public Utilities Electric, gas & telephone
Dwelling Opportunities None

Comments: Topography is generally level with an irregular shape. This land parcel is
located on the south side of Swedesboro Road, west of Little Mill Rd in Franklin Twp.
The tract is encumbered with a 350 wide Tower power transmission line [PSE&G
Salem-New Freedom — North] easement [Est. 12-+- Acres] which substantially reduced it
development area nevertheless retaining its overall agriculture utility. This tract was
restricted under the Farmland Program and is noted in Deed Book 3873 Page 337
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 4

October 29, 2004. The deed of easement areca was 40.76 Acres. The Development
Easement consideration was $154,888. Approximately 15% of the site contains wetlands.
The parcel has 58% prime soils. Approximately 85% is tillable farmland with the balance
woodland. There is no irrigation on the site. The surrounding area is agriculture and low
density residential. The property previously sold in January 2009 for $3,312 per acre
preserved and also in April 2005 for $1,840 per acre preserved. The parcel is located in
the R-A, Residential Agricultural zoning district.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 4 - TAX MAP
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 4 - MAP

AERITAL MAP

Restricted Sale #4
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Map Source is NJDEP Geoweb 2011.
There are approximately 15% wetlands on site or about 6 acres located primarily aleng the
rear boundary. There is a woodland area along the rear boundary bordering the stream.
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MARK J. HANSON, MAIL, SRA

Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 4 MAP — continued

SOILS MAP

Map unit :

symbol Map unit name

AucB Aura loamy sand, 0 to 5 percent
slopes

AugB Aura sandy loam, 2 to 5 percent
slopes

DocB Downer loamy sand, 0 to 5 percent
slopes

HbMB Hammonton loamy sand, 0 to 5
percent slopes

MakAt Manahawkin muck, 0 to 2 percent
slopes, frequently flooded

SabB

slopes
Totals for Area of Interest

Not limited

Very limited

Somewhat limited

Totals for Area of Interest

file #REZ2011025

Map Source is UDA NCRS Web Soil Su 2011.

Rating
All areas are prime
farmliand

All areas are prime
farmland

Farmland of statewide
importance
Farmland of statewide
importance

Farmland of unique
importance

Sassafras loamy sand, 0 to 5 percentFarmland of statewide

importance

Acres in P

AOI

7.2

18.7

5.0

2.2

6.8

4,2

44.3

35.3
6.8
2.2

44,3

ercent of
AQI

16.4%

42.3%

11.4%

5.0%

15.3%

9.6%

100.0%

79.6%
15.3%
5.0%
100.0%
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 4 MAP — continued

Site Discussion

15% of the soil on this sale is "very limited" which indicates that the soil has one or more
features that are unfavorable for the specified use, i.e., residential use. This is a negative physical
characteristic that is considered in the grid because it impacts the site yield for residential
development. About 58% of the site is considered prime soils.

) TOPOGRAPHY

ujllm STDB JN LlN E:um \ L N“‘\‘

TI:r' Sire To Ba Busintss

s oSt
T

Map Source is Site To Do Business, National Association of Realtors 2011.

Based upon my physical inspection of the site and the above topography map, Sale #4 has
generally level topography with no significant potential development or agriculture costs due to
this physical issue. The rear area of the site along the creek drops off but the elevation runs about
110 feet.
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MARK J. HANSON, MAIL SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 4 MAP —~ continued
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Map Source is Site To Do Business, National Association of Realtors 2011. It does not appear
that any part of Sale #4 1s in a flood plain zone.
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MARK J. HANSON, MAI, SRA

Real Tstate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 5

Location 720 Eldridge’s Hill Road, West of Harrisonville-
Mullica Hill Road, South Harrison Township, NJ

Tax Map Designation Block: 28 Lot: 3.01

Grantor NJ SADC

Grantee Sebastian & Jacqueline Marion, h/w

Consideration $705,000

Financing No favorable financing noted

Settlement Date 6/29/2010

Deed Beok/Page 4785/215

Zoning AR, Agriculture Residential

Size 127.02 acres

Highest and Best use: Agriculture

Verification Deed and SADC

Price Per Acre $4,763 per acre of preserved farmland

Road Frontage 1,421 +/- feet

Public Utilities Electric & telephone

Dwelling Opportunities One, the existing residence

Comments: Topography is generally level with an irregular shape. This land parcel is located on
the north side of Eldridge’s Ifill Road, west of Harrisonville-Mullica Hill Road in South
Harrison Township near the Salem County border. The deed of easement area was 60.7 acres.
The Development Easement consideration was $1,062,250. The easement to the County is
recorded in deed book 4551, on page 282, dated June 9, 2008. Approximately 20% of the site
contains wetlands. The parcel has 41% prime soils. The cropland is 77% harvested with 16%
woodlands. Approximately 77% is tillable farmland with the balance woodland.
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MARK J. HANSON, MAIL, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. §

There is no irrigation on the site. The surrounding area is agriculture and low density residential.
The property rights acquired were the fee simple estate excluding all residential development
rights except for the existing dwelling which is permitted but is limited to a maximum area of
3,500 square foot footprint. The dwelling was reported in good condition. I have allocated
$100,000 for the value of the improvements indicating a residual value to the preserved land of
$605,000 reflecting $4,763 per acre.
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MARK J. HANSON, MAT, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 5— TAX MAP
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MARK J. HANSON, MAT, SRA Real Estate Consultant

COMPARABLE RESTRICTED LAND SALE NO. 5-TAX MAP

AERIAL MAP

Restricted Sale #5
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Map Source is NJDEP Geoweb 2011.

There are approximately 20% wetlands on site or about 25 acres located primarily along
the rear boundary adjacent to the Marl Run Tributary. There is a woodland area along the
rear boundary bordering the tributary.
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 5 MAP — continued

SOILS MAP

7
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Map Source is USDA NCRS Web Soil Survey 2011.

Map unit . . Acres in Percent of

symbol Map unit name Rating AOI AOI

CoeAs Colemantown_ loam, O to 2 percent Not prime farmland 0.5 0.4%
slopes, occasionally flooded

ErkA Freehold sandy loam, 0 to 2 percent All areas are prime 11.5 3.9%
slopes farmland

ErkB Freehold sandy loam, 2 to 5 percent All areas are prime 3.4 2.7%
slopes farmland

LenA Lenni loam, O to 2 percent slopes !:armiand of statewide 10.7 8.3%

importance

SabB Sassafras loamy sand, 0 to 5 percent Earm!and of statewide 56.7 44.1%
slopes importance

SabF Sassafras loamy sand, 15 to 40 Not prime farmland 8.3 6.5%
percent slopes

SacA Sassafras sandy loam, 0 to 2 percent All areas are prime 21.9 17.0%
slopes farmland

SacB Sassafras sandy loam, 2 to 5 percent All areas are prime 11.5 8.9%
slopes farmland

WeeB Westphalia fine sandy loam, 2 to 5  All areas are prime 4.2 320
percent slopes farmland

Totals for Area of Interest 128.6 100.0
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MARK J. HANSON, MAI, SRA Real Estate Consultant

COMPARABLE UNRESTRICTED LAND SALE NO. 5 MAP — continued

Rating Acres in AOI Percent of AOI
Not limited 117.4 91.3%
Very limited 11.2 8.7%
Totals for Area of Interest 128.6 100.0

Site Discussion

9% of the soil on this sale is "very limited" which indicates that the soil has one or more features
that are unfavorable for the specified use, i.e., residential use. This is a negative physical
characteristic that is considered in the grid because it impacts the site yield for residential
development. About 40% of the site is considered prime soils.

}f’ae! VRS R b
:|['7;. B N ;fi\ i Esssn-ranaaus'm‘“ a \'f
B AN fife 22

Map Source is Site To Do Business, National Association of Realtors 2011.

Based upon my physical inspection of the site and the above topography map, Sale #5 has
generally level topography with no significant potential development or agriculture costs due to
this physical issue. The rear area of the site along the tributary drops off but the elevation runs
about 80 feet for most of the site.
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COMPARABLE UNRESTRICTED LLAND SALE NO. 5 MAP — continued

FLOOD MAP

é} STDBUH LIM E.:::um /-q\ PROPERTY ADDRESS:
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i & Flood Hezands Map

Nap Humber
BA015CHIETE

| Effective Dute
January 20, 2050
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Map Source is Site To Do Business, National Association of Realtors 2011. It does not appear
that any part of Sale #5 is in a flood plain zone.
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COMPARABLE SALES ADJUSTMENT ANALYSIS

Property Rights
The comparable sales involved the transfer of the restricted fee simple rights. No adjustments for
Property Rights are warranted.

Condition of sale

All five sales were verified by reviewing the deed and speaking with a knowledgeable person
involved in the transaction or the most reliable available sources. I also reviewed their
assessment and zoning and photographed each sale location. It is my understanding that these
sales are "arms-length" transactions and indicative of market value. There were no unusual
conditions that impacted the price of the five sales. No adjustments are warranted.

Financing Terms ‘
There were no unusual financing terms or concessions that affected the price paid for these sales.
No adjustments are warranted.

Market Conditions

The comparable sales seitled between July 2006 and June 2010. The local market began
experiencing an upward price movement in 2003 of approximately 20% per year and the 20%
appreciation continued through to the summer of 2005. Property values in the current market are
not in the midst of a market correction resulting in reduced appreciation and long marketing
times.

On the local level, MLS statistics were previously summarized in the Regional Data section of
the report. The average sale price for single family units in the County increased 14% in 2005,
8.1% in 2006, 2.2% in 2007 then declined 4.2% in 2008, 8.1% in 2009 and 1.9% in 2010. The
trend in declines appears to be weakening over time but still represents a market with weak
demand. I applied a negative market condition rate of 5% for the years 2006 through 2011.
Based upon the market data discussed above, the comparable sales were adjusted accordingly.

Location

Comparable Sale #1, located in neighboring East Greenwich Township, is considered similar
with no adjustments warranted. Comparable Sales #2 through #5 are considered inferior and
positive adjustments were made to these sales. I compared the average residential price of a
single family dwelling for each location to estimate a location difference.

Size

The subject land area is 117 acres. The Comparable Sales range from 23.18 to 127.02 acres.
Large land parcels tend to sell for less per unit of comparison when compared to small parcels.
This is typical in most markets and reflects the intensity of development and economies of scale.
The market data is not persuasive on justifying size adjustments so the magnitudes of the
adjustments were treated conservatively. Comparable Sales #1, #2 and #4 are smaller than the
subject site. They require a negative adjustment to reflect their smaller size. Comparable Sales #3
and #5 are similar in size to the subject site. No adjustments are warranted for these sales.
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Toepography

A site contains features or surface configurations of an area, e.g., hills, valleys, slopes, lakes,
rivers. When sites have significant surface gradations, residential development costs tend fo rise
thereby reducing the price levels of the parcel that investors are willing to pay due to site
development risk. The subject has level topography. All Comparable Sales are similar in
topography to the subject site. No adjustments are warranted for these sales.

Tillable Acres

The amount of tillable area in a farming operation is a significant factor in determining the crop
yield on a particular site. The crop yield determines the amount of net income from the
agricultural operation. As a result, tillable acres have a direct impact on prices paid for
agricultural land. Approximately 77% of the subject site is tillable. The remainder is
unproductive uses. All Comparable Sales are similar to the subject site. No adjustments are
warranted to the sales.

Soils

The ability of the soil to enhance crop yield is an important physical characteristic in the price
levels for agricultural land. The crop yield determines the amount of net income from the
agricultural operation. As a result, soil quality has a direct impact on prices paid for agricultural
land. The quality of the soils on the subject site and comparable sales were compared. The
subject has 53% prime soils. Comparable Sales #3 and #5 have less prime soils than the subject
site indicating the sales are inferior to the subject site. They require a positive adjustment.
Comparable Sales #1 and #2 have more prime soils than the subject site indicating the sales are
superior to the subject site. They require a negative adjustment. Comparable Sale #4 has similar
prime soils when compared to the subject site. No adjustments are warranted.

Residential Opportunity
A residential opportunity encompasses exceptions to the development easement that permit a

residence, existing residential units and residential dwelling opportunities (RDSOs) on the site.
These residential opportunities provide the ability to reside on the subject property after the
development easement encumbers the site. They provide an increment of value attributed to the
land, which is independent of the actual value of the physical structure. The subject property has
one residential opportunity identified as a non-severable exception. Comparable Sales #1, #2 and
#3 have one residential opportunity and are considered similar to the subject with no adjustments
warranted. Comparable Sales #4 and #5 have no residential opportunities and are considered
inferior to the subject with positive adjustments warranted. Based upon current market
conditions for residential property, my adjustment is conservative.

Wetlands
Wetlands are land areas that are frequently inundated or saturated by surface or groundwater and

support vegetation typically adapted for life in saturated soil conditions. Various statutes prohibit
the development or use of wetlands and its surrounding buffer areas. This environmental
condition tends to reduce value since it limits a property’s highest and best use. The subject site
has approximately 35 acres of wetlands (30% of the site) and tidal marsh that border the Mantua
Creek and its tributaries, Comparable Sale #3 is similar to the subject site. No adjustments are
warranted for this sale. Comparable Sales #1, #2, #4 and #5 are encumbered by less wetlands and
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are superior requiring a negative adjustments to these sales based upon a rate of $1,500 per acre
for wetlands. The subject site and Sales #2, #4 and #5 do not have their functional utility
seriously impaired by wetlands so the impact of this environmental condition is limited reflecting

in a lower magnitude of adjustments.

Other
There are no other significant differences between the subject and sales that warrant an

adjustment. All of the prior adjustments are considered reasonable estimates of the typical buyer
and seller reaction to the various differences. None of the differences or adjustments is

considered significant.

A land sale comparative rating grid, summarizing the adjustments to the five sales, is presented
below.
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MARK J. HANSON, MAI SRA Real Estate Consultant

VALUE CONCLUSION- RESTRICTED MARKET VALUE

The preceding comparable sales data are the most similar overall to the subject and best
indicators of the subject's restricted market value. These sales are all located within the
Gloucester County market.

Adjustments were made to the comparable sales for the most significant differences between the
subject and each sale. The primary differences were for size, soils, residential opportunities and
market conditions.

All of the adjustments are considered reasonable estimates of the market’s reaction to these
differences. The mean unadjusted price of the sales is $5,130. After comparing each of the
comparable sales to the subject, the adjusted price per acre range is from $3,254 to $5,104. The
mean adjusted price of the sales is $4,223.

In this analysis, I gave greatest weight o Sales #2 and #3 in my final value conclusion. The land
value estimate for the subject site assumes that the land is vacant and ready to be put to its highest
and best use. After giving consideration to the physical, legal and economic characteristics of the
subject site, it is my opinion that the restricted market value of the subject property, as of October
1, 2011, is $4,500 per acre.

Therefore:
119 acres @ $4,500 per acre = $535,500

FINAL RECONCILIATION OF VALUE

The market data was collected, confirmed and analyzed based upon the scope of work previously
discussed in the report. Comparable market data were chosen for their similar highest and best uses
as outlined within the report. All market data were analyzed and compared to the subject property
based on their similarities and dissimilarities.

This assignment estimated unrestricted market value and restricted market value as further defined
in this report. Market prices presented in this report are often affected by salesmanship and the
urgency and need of the buyer and/or seller. Market prices are fact whereas market value is opinion
supported by market data. The central difference between market price and market value lies in the
premise that, at any given moment of time, market value denotes what a property is actually worth
under certain specified conditions, while market price denotes an actual historical sale price.

Reconciliation involves the correlation of the conclusions reached from the three approaches,
considering the property type involved and the requirement of the appraisal assignment. This
process depends on the recognition of the appropriateness and the reliability of the data obtained.
All three traditional approaches have been considered in estimating the value for the subject
property in both the Unrestricted Market Value - Before the Development Easement Acquisition
and the Restricted Market Value - After the Development Easement Acquisition.
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Tn accordance with the New Jersey Farmland Preservation Program Appraiser Handbook, I have
estimated the market value of the subject property as unrestricted and as-if restricted. The
estimated unrestricted market value assumes the property can be utilized to its highest and best
use as a potential residential use. The restricted value estimate assumes the property is
permanently restricted to an agricultural use with no development potential. The difference
between the two value estimates is the value of the development easement. The results from my
analysis are as follows:
Value Per Acre Total Value

UNRESTRICTED MARKET VALUE BEFORE FAS EMENT 514,000 51,666,000
RESTRICTED MARKET VALUE AFFFR FASEMENT $4,500 $535,500
VALUE OF DEVELOPMENT EASEMENT $9,500 51,130,500

The subject property's neighborhood is a surburban location surrounded by agricultural and low
density residential land uses. The neighborhood offers basic ufilities and ingress/egress attributes.
Future growth is expected within the neighborhood over the long term future due to adequate
residential demand for housing over the long term.

The subject's site features quality access from Ogden Station Road. It has adequate road frontage.
Basic utilities such as electric, cable and telephone service the site. The site's shape and area provide
adequate functional utility for residential and agricultural use.

If the subject site was vacant and available for use as of the appraisal date, the highest and best use
of the vacant site would be to utilize the site for agricultural use until residential demand returns to
the marketplace before the development easement acquisition. If the subject site was vacant and
available for use as of the appraisal date, the highest and best use of the vacant site would be for
agricultural use after the development easement acquisition.

Direct Sales Comparison Approach is based on the principle of substitution, which affirms that a
prudent purchaser will not pay more for a property than for an equally desirable substitute property.
A typical buyer seeks the best buy available, consequently, the Direct Sales Comparison Approach
would be a strong indication of value when adequate data is available and the market is reasonably
active. Comparable market data was available fo provide support for this approach to value
indicating a reliable value estimate. This approach is relied upon as the primary indicator of
Unrestricted and Restricted market Value. The Cost and Income Approaches were not applied in
this analysis.
VALUE OF THE DEVELOPMENT EASEMENT CONCLUSION

After considering all of the facts and circumstances pertaining to the subject property, [ am of the
opinion that the market vatue of the development casement, as of October 1, 2011, was:

ONE MILLION ONE HUNDRED THIRTY THOUSAND FIVE HUNDRED DOLLARS

$1,130,500
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EXPOSURE TIME

The Exposure Time is defined in the Dictionary of Real Estate Appraisal, Appraisal Institute, as:
1. The time a property remains on the market.

2. The estimated length of time the property interest being appraised would have been offered on
the market prior to the hypothetical consummation of a sale at market value on the effective date
of the appraisal; a retrospective estimate based on an analysis of past events assuming a
competitive and open market. Exposure time is always presumed to occur prior to the effective
date of the appraisal. The overall concept of reasonable exposure encompasses not only
adequate, sufficient and reasonable effort. Exposure time is different for various types of real
estate and value ranges and under various market conditions. Market value estimates imply that
an adequate marketing effort and reasonable time for exposure occurs prior to the effective date
of the appraisal. In this appraisal, the exposure period for the subject property is estimated to be
6 to 12 months.
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UNRESTRICTED COMPARABLE SALES LOCATION MAP
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SUBJECT PROPERTY TAX MAP
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PRESERVED FARMS AERJAL WITHIN TWO MILES
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TOPOGRAPHIC MAP
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WETLANDS MAP

Wetlands
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FLOOD MAP
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CURRENT MUNICIPAL ZONING MAP
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SUBJECT PROPERTY PHOTOGRAPHS

DATE: OCTOBER 3, 2011

PHOTOGRAPHER: MARK J. HANSON, MAI, SRA, SCGREA #2RG00012000
DESCRIPTION WEST VIEYXVOF OGDEN STATION ROAD

DATE: OCTOBER 31, 2011
PHOTOGRAPHER: MARK J. HANSON, MAI, SRA, SCGREA #42RG00012000
DESCRIPTION: EAST VIEW OF OGDEN STATION ROAD

134

File #RE2011025




MARK J. HANSON, MAI, SRA Real Estate Consultant

~ SUBJECT PROPERTY PHOTOGRAPHS

DATE: " “OCTOBER 3, 2011
PHOTOGRAPHER: MARK J. HANSON, MAL SRA, SCGREA #42RG00012000
DESCRIPTION: NORTHWEST VIEW OF BLOCK 374 LOT 1

DATE: OCTOBER 3, 2011
PHOTOGRAPHER: MARK J. HANSON, MAT, SRA, SCGREA #42RG00012000
DESCRIPTION: SOUTHEAST VIEW OF BLOCK 375 LOT 2
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SUBJECT PROPERTY P JPONTO‘GRAPHS _

DATE: OCTOBER 21, 2008
PHOTOGRAPHER: MARK J. HANSON, MAIL SRA, SCGREA #42RG00012000

DESCRIPTION: SOUTHWEST VIEW OF TIDAL MARSH AT MANTUA CREEK

DATE: OCTOBER 3, 2011
PHOTOGRAPHER: MARK J. HANSON, MAT, SRA, SCGREA #42RG00012000
DESCRIPTION: WEST VIEW OF BLOCK 374 LOT 1
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SUBJECT PROPERTY PHOTOGRAPHS

PHOTOGRAPHER: MARK J. HANSON, MAI, SRA, SCGREA #42RG00012000
DESCRIPTION: SOUTH VIEW OF TOWNSHIP SEWER EASEMENT

-_"53 i .

DATE: ' OCTOBER 21, 2008

PHOTOGRAPHER: MARK J. HANSON, MAI, SRA, SCGREA #42RG00012000
DESCRIPTION: SOUTHWEST VIEW OF THE HOMESTEAD-Non

SEVERABLE EXCEPTION
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SUBJECT PROPERTY PHOTOGRAPHS

DATE: o OCTOBER 21, 2008
PHOTOGRAPHER: MARK J. HANSON, MAL SRA, SCGREA #42RG00012000
DESCRIPTION: VIEW OF BARN TO BE PRESERVED

7

DATE: | OCTOBER 21, 2008
PHOTOGRAPHER: MARK J. HANSON, MAI, SRA, SCGREA #42RG00012000
DESCRIPTION: VIEW OF FARM OUTBUILDINGS TO BE PRESERVED
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SUBJECT PROPERTY DEED

R A A L

51 Tured DFE Pusest &
Mdﬁ:ﬂ ?ll%;:u Glaiﬂ:ast mts Clerk

Beed of Corvedtion

This Deed of Comrection is made on~ October 3 , 2006 for the
sale purpose of correcting the Tax Map Reference as contained in Deed befween George
H. Urbae and Robert C. Urban, both individnally and as Co-Fxecutors of the Estate of
Katherine N, Urban, deceased, to George H. Urban and Robert C. Urban, which Deed
is dated August 24, 2006, recorded in the Office of the Clerk of Gloucester County on
September 11, 2606 in Deed Book 4273, page 299&¢ a5 more pavticularly sef forth in
Tax Map Reference identified in paragraph 3. hereafter

BETWEEN GEORGE H.URBAN and ROBERT C. URBAN, both individually and as Co-
Executors of the Estate of Katherine M. Urban, deceased,

whose post office address is 221 Ogden Statior Road, Thorofare, New Jersey 08086,
hereinafter referred to as the Grantor

AND

GEORGE H. URBAN and ROBERT C. URBAN
whose post office address is 221 Ogden Stafion Road, 'I'homfa:a, Mew Jersey 08086,
hezeinaiter referred to as the Gramtee

The werds “Grantor” and “Groues” shall mean all Grantoss and all Grantees listed above

1. Grantor. Grantor makes this Deed both individually and as the personal representatives
of the Katherine M. Urban, deceased, late of the Township of West Deptford, County-of
Gloucester and State of New Jersey who died on January 22, 1985, Leiters Testamentary
were issued to the Grantor by the Swrogate of Gloucester Connty on February 8, 1985.

2. Tramsfer of Ownership. The Grantor grants and conveys (fransfers ownership of) the
property (called the “Property”} destribed below to the Grantee, This transfer is made for
the snm of NO CONSIDERATION.

The Grantor acknowlodges receipt of this money.

3. Tax Map Reference. (N.I.S.A 46:15-1.1) Municipality of Township of West Deptford
Block No. 374, Lot 1} and Block No. 375, Lats 2 and 2Q  Aceount No.  Qualifier No.

4. Property. The Property consists of the land and all the byildings and structires on the
lend in the Township of West Deptfozd, the County of Gloncester and State of New Jersey.
The fegal description. is:

TRACTNG.1:  BEGINNING at a stone marked W, comer to land formerly Samuei
Webb’s, now or late Benjamin 1. Lord’s, by two Poplar Trees near or at the Branch; thence
{1) by said land of Benjamin J. Lord’s, 2s the needle pointed June 9, 1885, South 17 degrecs
West, 22 chains and 73 links €0 2 stone; thence (2) Souik 49 ¥ degrees West, 8 ¢haing and
80 links to a corner in the middle of the Public Road leading from the Salem Road to
formerty Dilks® Mill; thence (3) along the middie of said Road, Notth 46 % degrees West,

Prepared by:
:c:?{di%lz 806 Bt totar £
HELF2 g, m: P H Fufd
- g}al 00 e Furns s $.00
lo ¥ Faldani HI 5. 60 ReAL T Tarals 3.0
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5 chiains and 57 ks to 2 cormer of Henyy Kean’s lané, now Lodge; thence (4) by the same,
South 49 3/4 degrees West, 15 chains to 2 stake, Bow @ stone; thence {5} along said Kean’s,
now Lodge's land, North 31 /4 degrees West, 13 chains and 53 Jinks to a post comer of
fence now an established stone; thenos (6) still along the same, South 62 1/4 degrees West,
16 chains and 61 links 1o a ditch; thexce still along the same thence (7) South 62 degroes 10
minntes West, 9 chains and 25 Haks, more or less, 10 low water mark on Great Mantua
Creek; thence (8) down said Creck by low water mark, the several courses and distances
thereof, toa comer recently established by what will bs hereafter kmown as the Wilbiam
M. Carter Survey and established lines made December 19, 1906; thence (5) following line
established by Carter, Soith 28 deggees East, 60 feet foa Buttonwood Tree, following the
same line, a distanee of 102 fect to 2 Persimmon Tree fora comer; thence (10) still following
the said Carter line, North 81 degrees 40 minutes East, 550 feet to a stone for a corner;
thence (113 North 58 degrees 40 minutes East, 728 feet to an iron pipe for a comer in the
middle of the Raad 2t the top of the Hill leading from the Woodbary and Salem Torapike to
the Woodbary and Mullica Hili Tarmpike Road; thence (12) still folipwing the established
ling of the Carter Survey down the middle of the Road, North 32 degrees 15 minutes West,
746 foet to 2 sorew for a comer in the middle of the Bridge over Raceway; thence (13) along
ssid Public Road, North 34 degrees 10 minutes West, 57 fiks to fhe South im¢ of the
Swedeshoro Railroad; thence (14) binding thereon, North 75 degrees 05 minutes East, 13
chains and 10 links to a corner in the fence tine: thence (15) South 40 minutes West, 2 chains
and 97 links to a comer; thence (16) North 88 degrecs East, 94 links; theace {17) North 54
1/4 degrees Bast, I chain and 69 links; thence (18} Nowth 72 ¥ degrees East, 4 chains to a
stake i an Okt Gum Tree Stuxop; thence {19) Scuth 52 1/4 degrees East, 5 chains and §
limics; thewce (20) South 58 ¥ degrees East, 2 chams and 17 links to a stake near a Poplar
Tree merked Jf///; thence (21) across the meadow, South 18 %4 degrees West, 2 chaius and
60 links to a stone marked W and piace of BEGINNING.

CONTAINING 128.69 acres, mors or less.

EXCEPTING THEREOUT AND THEREFROM all that part of sbove described land
lying Northenst of the center line of Ogden Road, also known as (Ogden Station Road.

TRACTNOQ.2: BEGINNING af a stone marked W, corner to land formerly Sarmzel
Webb®s, now or late Benjamin . Lord’s, by two Poplar Trees near or at the Braneh; thence
(1) by said Iand of Benjamin I. Lord’s, as the needle pointed June 9, 1885, South 17 degrees
West, 22 chains and 73 links o a stone; thence (2) South 49 % degrees West, 8 chains and
80 links to a carper in the middle of the Public Road leaving from the Salem Road to
formerly Dilks’ Mill; thence (3 along the middle of said Road, Morih 46 % degrees West,
5 chains and 52 ks to a corter of Henry Kean's land, now Lodge; thence (4) by the same,
South 49 3/4 deprecs West, 15 chains o & stake, 10w a stone; theace (5) along said Kean’s,
now Lodge’s land, North 31 1/4 degrees West, 13 chains and 53 links to & post corner of
fence now an established stone; thence (6) stll along the same, South 62 1/4 degrees West,
16 chains and 61 Links to a diich; thence still along the same thenee (7) South 62 degrees 10
mimetes West, 9 chains and 25 Jinks, mere or less, to low water mark on Great Mantua
Creek; thenos (8) down said Creek by low water mark, the several comrses and distances
thereof, to a corner recently cstablished by what will be hereafter known as the William M.
Carser Survey and established Encs made December 19, 1905; thence (5) following line
established by Carter, South 28 degrees East, 60 chains to a Buttonwood Tree, following the
same line, a distance of 102 feet to & Persimmon. Tree for a corner; thence (10) stil following
the said Carter Ime, Norih 81 degrees 40 mimutes East, 550 fect to 2 stone for a comer;
thence (11) North 58 degrees 40 minutes East, 728 feet to an iron pipe for a comer in the
middlc of fhe Road at the top of the Hill leaving from the Woodbury and Safem Tumnpike &0
the Woodbnry and Mnllica Hill Turnpike Road; thence (12) still following the established
Tine of the Caxter Survey down the middle of the Road, North 32 degrees 15 minutes West,
746 feetto a screw for a cotner in the mmddle of the Bridge over Raceway; thenes (13) slovg
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said Public Road, North 34 degrees 10 minutes West, 97 Jinks to the South line of the
Bwedeshoro Railroad; thence (14) birding thereon, North 75 deprees 05 minutes East, 28
chains and 10 Jinks o a corner in the fence line; thence (15) Soutk 40 minutes West, 2 chaing
and 97 Jinks to 2 comer; thence (16) Nordh 88 degress East, 94 listks; thence (17) North 54
1/4 degrees East, 1 chain and §9 links; thence ( 18) North 72 ¥ degrees East, 4 chains to a
stake in au (id Gum Tree Stumnp; theace (19) South &2 1/4 degrees East, 5 chains and 3
links; thence (20 South 38 14 degrees East, 2 chains and 17 Tinks to a stake near & Poplar
Tree marked //7//; thence (21) across the meadow, Soath 18 % degrees West, 2 chains and
60 Tinks t0 2 Stone marked W and placs of BEGINNING.

CONTAINING 128,69 acres, mare or Jess,

EXCEPTING THEREOUT AND THEREFROM all that partofthe above described
tand Yying Noriheast of the center line of Ogden Road, also known as Ogden Station Road.

THE ABOVE DESCRIBED 2 TRACTS OF LAND BEING ENOWN AND
DESIGNATED as Lots 2 and 2Q, Block 375 and Lot 1Q, Bleck 374 on the Tax Maps of the
Township of West Deptford.

SURTECT, HOWEVER, to such exceptions, easements, restrictions, ¢onditions and
covenants as may appear of record in the Office of the Clerk of Gloucester Conmty.

DESCRIPTIGNS TAKEN FROM PRIOR DEEDS

TRACT NO. t BEING a part of the same lands and premises which Fred G Urban
and Katherine M. Utban, his wife, by Deed dated June 28, 1956 and recorded in the Clerk
of Gloucester County ¢n June 29, 1955 in Book 845 of Deeds, page 37&c¢, granted and
conveyed onto Fred G, Urban and Katherine M. Urban, his wife.

TRACT NO. 2 BEING a part of the same lands and premises which became vested
in Fred G. Urban and Katherine M. Urban, bis wife, by the following two (2) Beads:

{2} From the Township of West Deptford, by Deed dated Aprit 19, 1956 and recorded
in the Office of the Clerk of Glowcester County on April 20, 1956 in Book 837 of Deeds,
page 325&c; . :

(b From Fred G. Urban and Katherine M. Urban, his wife, by Deed dated June 28,
1956 and recorded in the Office of the Clerk of Gloncester County o June 29, 1956 in Book
845 of Deeds, page 37&e.

AND THE SAID Fred G. Urban departed this life on September 11, 1934 thersby vesting
ttle 1o the within premises in Katherine M. Urban, his wife, by tight of survivorship.

AND THEREAFTER, to-wit, on the 22" day of January 1985 Katherine M. Urban departed
this tife Teaving a Last Will and Testament dazed September 6,1 984 whick was admitted to
probate by the Surrogate of Gloacester County on Febmuary 8, 1985 and recorded on
ticrofilm umder Will File Ne. 85-122, wherein she provided, inparagraph SE_CO%\ID thereof
as follows:

{4} The sum of Ten Thowsand Dollars {810,000.00/ 1o my son, Fred G. Urban, per
stirpes; .

(B} Al the rest, residuz and remainder to my sons, Robert C. Urban and George M.
Urban, in equed shores, per stirpes.
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And did fixther rominate, constitute and appoint wmy sons, Robert C. Urban and George H.,
Urbar, or the survivor of them, Executors "

AND THE PURPOSE OF THIS DEED s fo comect the Tax Map Reference contained in
Deed between the same parties dated August 24, 2006, recorded in the Office of the Clerk
of Gloucester County September 11, 2006 in Deed Boak 4273, page 229&¢, to the Tax Map
Reference as set forth in paragraph numbered 3 above,

‘The strect address of the Property is: 224 Ogden Station Roed, Thorofare, NJ 03086

5. Promises by Grantor. The Granter promises that the Grantor has done uo act to
engumber the Property. This promise is called a “covenant as to grantor’s acts™ (NI.8.A.
46:4-6). This promise means that the Grantor has not allowed anyone else to obkain any
legal Hights which affect the Propesty (suck as by making a mortgage or allowing a judgment
to be entered sgainst the Grantor).

6. Signatures. The Grantor signs this Desd of Correction as of the date at the top of the
first page.

N

Witnessed By:
..JXLE-‘%-:-]A MM
Gearge H. Urban, individually and as Co-
Executor of the Estatc of Katherine M. Urban,
deceased
R ."Urbah, mdividually and as Co- -
Executor fo the Estate of Katherine M, Urban,
deceasad

I ruto
STATE OF NEW JERSEY, COUNTY OF GLOUCESTER ss:
[ CERTIFY that on Cctobex 5 , 2006 George H. Urban and

Robert C. Urban, both individually and as Co-Exsentors of the Estate of Katherine M,
Urban, deczased, personaily caine before me and stated to Ty satisfaction that these persons:

A
A Were the makers of this Deed of Correction;
B.  Executed this Deed of Correction as their own act, and as the act of the Estate of
Katherine M. Urban, deceased; and )
€. Madethis Deed of Correction for *NQ CONSIDERATION®* as the fall and actual
consideration paid or to be paid for fe mansfer of Hiie. (Such consideration is
defined in N.J.S.A. 46:15-5)

DI I
55t -

PEGGY J. VENUTG
mﬂg&ﬂmw

#E8004
006 My Cactyyinsion Espiros Augsrst 26, 2071
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APPLICATION FOR EASEMENT PURCHASE

. New Jersey
% State
?j:@i JSxgm:ultuu‘:
WY Dévelopment
“:" \5’( Commme{

coum"y 6?-/ (X S N

MUNICIPALITY _ {p/em 57 Qgiﬁz(ﬁiL

APPLICANT LAST NAME__(fF g e/

g
A
Phts
THST
s

Preserving :
iy Gramwing anrag&’

APPLICANT FIRST NAME_ FC0i-a¢ - floba, £ .

STATE AGRICULTURE DEVELOPMENT COMMITTEE

2009
Farmland Preservation Program

County PLANNING INCENTIVE GRANT
Easement Purchase Application
For An Individual Farm

For SADC vse only

SADC 1D#

Date Received |

Staff Reviewer

Agrwemded: IGO0
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{3} The land shall not contaln more than 80 percent soils classified us freshwater or modified
agricultural wetlands according to the NJDEP wetlands maps. If the DEP wetlands maps afe in
dispule, further investigation and onsite analysis may be conducted by a certified licensed
engineer or qualified wetlands consuitant andjor a letter of inlerprelation issued by the NiDEFP
may be secured.

. % soils classified as freshwater or modified agriceltural wetlands.
L3 Supporting  documentation provided {wetlands map and/or NIDEP Letier of
Interpretation).

en a UsDA NRCS SSURGO version 2.2 or newer soils map.

L % soils with slopes in excess of 15%,
] Sapporting documentation provided ( GIS soils map),

i.v. The land is eligible for allocaticn of development cretils pursuant (6 a transfer of
development potential program asuthorized and duly adopted by law.

U YES Qa NOo
8 Supporting documentation previded.

For lands greater than 14 acres, the land must meel the erileris in (a)2i. is. and it or Ziv 1o be eligible
for preservation with SADC funding:

At least 309% of the land or a minimum ol 25 acres, whichever is less, is tillable.

oo
=

AT Gl o of the fand is tiliable

/@/‘ | & I3 tlable acres

2l Supporting  documentation provided (GLS welland and  soils maps, farm tax
assessmertt form.).
Zodo At least 304 ol the land or & minintum of 25 acres. whichever is less, consiss of goils thal
are capable of supporiing agricultural or hortieulosral productian.
2 TS % of the Jand with soils capable of supporting apricultural or
horticultaral  production
,’2’ ] ﬂ acres supporling agriculturad or horticeltural production
9 Suppariing documenialion provided (GIS soils map).
Z.iin The lapd must cxhibit development potestial based on a findiog that all of the follewing
standards are met:
{1} The municipal zoning ordinance [or the land a5 it is being appraised mast allow
additivnal development, and o the case of residential zoning, ot least one addiiona!
residentinl site beyond that which will potentially exist on the premises.
Municipui zaning supports additional development potential.
- OxXEs O NO
A Supporting docurnentalion provided (copy of current znning map, regolations
il and subdivisicn ordinance excermpts).
{2) Where the purported deveiopment value of the land depends on the potential o
provide access Tor additionul development, the muaicipal zoning ordinances allowing

Amented: 22172008 E
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YIL APPLICANT INFORMATION
Plense.enter for cach related party epplving for easament purchase (lnadownar of record, conpecr purchastr, current owaer
af the easemany)., If the applicant 15 an estate represented by an execuior. please list the execuror a3 the primary applicant
contact if there is more than one applicentiowner. I the applicand is represented by ux aeriorey or other legal represenation,
plewse provide that individued s comaet Informatian 1 e appropriate spave provided below,
: e
i Naume {Primary Contact): GVQO a9¢ !5 ﬁ; /{70);?!"‘1' .. (;/:‘3“ gz?}»-‘/
Address: el O G ofon SHatflens L .
[ Gy 7% Ot fg e Swle: __ L4 0 Zip Code: O 0 F5
| Phane (bus.): Fax:
Phone (hame): B e — Tl & S/ Ermail -
Type of Application Participalion: (check vne)
{ ) Sole Proprietr (Hushand/Wife) { 3 Conwract Purchaser (Fee Simple} i
{ ) Partner of a Parlnership { ) Contract Purchaser (Easemend) ‘ i
d Broprietor or Mulii-Proprictor { y Muoricipality (currest eascment owner)
{ ) Executor of an Estale { )y County {currenl easement owner)
{ ) Curporate Officer in a Corporation { 3 Conservation Organizalion
{ ) Trustee nfa Trust { 3 Insttution
Namne:
Address:
Cliwe _ - _ Staes N Zip Code:
| Phone (bus.n Fax: o
Phone {homed: Fmail:
Type of Participation: {check one)
i
{ } wole Moprictor {(Tlosband/\Wile) {3 Cunivact Purchaser {Feo Simple)
{3 Partner of a Partnership { ) Contracl Purchaser {Easemeril}
(¥ Proguielor or Multe-Propricior [} Municipalily {currenl casement swner)
{ } Executor nf an Extate ( } Counry (Ccurrenl cusement 2wner)
{ )y Corporate Officer in a Carporation { ) Conservation Organizalion
{3 Trusier ol a Trust { } Institution
Primary Contact if not applicanifowner
Address:
City: State: _ZipCoder
Phone (hs): Fax: ~
Phone (home): _ Emaif
(3 Lawyer or Legal Representative { 1 Reallor of 1 Real-estale Agency { Y Other
Amended; 27212008 H
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S

¥
i
i

YIIL. APPLICATION SUMMARY INFORMATION:

A, Block and Lot Information

Please list alf Blocks and Lot included within the applicarion; See Appendix B for municipal codes

Municipal Code: &_?é;' 2 Block: 375 Lot iy Acres: ié:?f Z

Municipal Code: _ C—‘;:).,I O Blacy: 37‘{/’ Lot: / Acres: EL’E;

Municipal Code: Block: Lot Acris.

Municipal Code: _ Block: Lot: Acres:

Municipal Code: Block: Eot: Acres:
B. Total Gross Acreage: e m?—":crcs

)

C. Existing dwelline uniis

*  #ofexisting dwelling unils within portion of the property to be desd restricted.

B. Exceptions { Piease insure consisiency with tax map).

| «  Non Severable Exceptions

| = # of non severable exceptions: .

i

* Toialacreape of non severuble cxeeplions: - acres

®  Svverable Bxceptions

* # ol severable excepiong: o
= Tolal sercage of severable exceptions:__ f 7 L dLTes
E. Net Acreage of Presecved Premises: f 7 2 aeres

tTomad Gross Acreaye - Escepnon Area Acreuge = Net Acreage)

¥F. Residual Dhwelling Site Opporiunities {RIDSOs)

= Nombuer ol eligible RIDSOs (Overall gross density must nol exceed

one RDSO per 104 acres): O
®  Number of RDSOs approved by the CADT: o _

Cr. Agricultural Production:

[Fleuse deseribe all ngrcultural procuciion carrently aking place on the proporiv wsing the approprinte Suindarsd Pdusiriad
Cocde (SIC) fornd in Appenetic A
SIC B 1o Agricultural Production Type
SIC# Q% f__l_ Agricultural Production Type

SiIC# Agriculiural Production Type Approximate Acreape
SHC# - Agricolral Production Fype Approxunate Acreage

file #RE2011025

= # of existing dwelling onits located within exceptions arcas R A
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CFLFH g Fiegp T
;ﬁocm LOT & ACREAGE "ir ke

_’yc/.';te and complele Section IX (pages J throygh £} as necessary for each individuz ot
Municipal Code: DE 20 Block: Lart: ﬂ 2 Acres: ﬁ: 43 J‘"/-.
A, EXCEPTIONS ' (Spécific to above lot enly)

___"__:2&,:_4___;7 HCFCS

I Acresge of exception:

2. Site specilic local ronag including
= #

minimers oL SiZe reyuirernents; b eorirh

,érjuiré::

ch_:}!f 5,7(."/2 =

Jo Applicant’s reasun {or exception

4. Justficaton provided by the CALB: Coapd Wy S R

3 specific focativn of exception as depicied ST el é@
.- g 1
ot e 3 i (fodd £33 fovse
i e the exception tor county andior municipat farmiand pressevation O ¥es g@{-NU
Ao ape e progiams®
T Caw the excephui be severed Tom e premises” D YES gﬂ'dNU

LI ves

)'Zl N{)

B Do the size ob the mxdisndua) exception exeved lucal zang TRgInrements
W constriner one stazle Domly resadential doelling?

= MYES how many radding lots are pussible in excess of the local soning
requirements for vne stnpgle family residential dwelling? =

9. I ihe landowner willing 1o resaticn the exception 1o only ane existing %‘{l‘x £ NG
or Tuture residentind unit? K
i Is Taghy To Fan baguage vegperad on the dead of eovement? ,51»5”"5\ U NO

{f oy, please attach o cupey of te reguiced Right To Farm los o
) £ tht o 24 L

P I the CADE placing uther redinnements on the exceplon?
MY pes, please cipedin

L Do the exception have a signilicant nepative paet e the agricoliural aperabion?
i

YN

1) ves, plewss expluim)

Al 220203 !

file #RE2011025
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U ét’? 3”’«../ z 2,
/QCK LOT & ACREAGE soesf 720k 7oy Lot € of <
,‘}ie and complete Section LX {pages J through ©) a5 necessary for each individual lot.
4_/ Municipal Code: C’E}O Block: _374 Lut: 1 Acres: & 2
ra
/f Al EXCEPTIONS {Specific to abuove lot only)
I. Acreage of exception: A & _acres
2. Site specific local zoning inclhading
itinimn [0 size requiremests: 77
3. Applicant’s reason for exception:. . i _ —_
4. Justification provided by the CaDE: e
5. Specific location of exception as depicted
on attached tax map: I o
6. Is the exception for county andfor municipal farmiand preservation L yEs L NG
and/or open space prograns?
7. {an the exception be severed from the pronises? LI YES (RS
% Duoes the size of the mdividual exception grceed tocal zoning requirements LAYES QNGO
to construcl one single family residential dwelling?
» If YES, how many building lots are possible in excess of the local zoning
requirements for one single family residential dwebling? _
9. Is the lapdowner willing to restrict the sxception o anly one existing 1 YEs O HO
of future residential unit?
10. 1s Right To Farm langange required on the deed of o senment? L1 YES 0 NGO
A yes, please atreclu copy of i recaired Mg Fre T Farm fungoaget
11, 1s the CADB placing other requirements on the axception? O YES O NGO
(1f pex, please expluint
17. Does the exception have a significant negalive impact the agricultural operation?
) O veEs 0 mNo
{1f yes, please explain
Amendod 32602008 J
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o - s

lat_/ or
Duplicate this page as necessary.

B. _RESIDENTIAL OPPORTUNITIES

Please note: Exceptinn Arcas are ot considered part of the premises baing presarved; therefore, i this section, do

not ldenrify residences within exception erens.

Are Ihere any residences located on the parcel that is being preserved? QO YES A?ﬁMO

(YRS, plense rlestify eqch residensial sorucim o separaiely bl )

RESIDENCE A (CHECK ONE ONLY)

Manulaciured Home with Perm. Foundation

{ ) Stndard Single Family Residence ()

{ ¥ Duoplex {3 Manulaetured Home withowt Foundation
{ ) Dormite { ) Single Family with aparunent

{ } Aparumen| { ) Other

QA YEs L NO
QO YES QNG
O YES L NO

Is the struciure the Primary Residence?
ts the structure for agrieudiural lnbor housing?

Is the structure under a lease or rental agreement?

RESMENCE B (CHECK ONE ONLY)

{0 Standard Single Finily Residence { 3 Manufsetured Home with Penm. Foundation
U] Jrplex t 0} Mamfaciured Home without Foundaiion

[ Phvmtory { ) Single Famdly wilh apariment

{7 Apartmen () Other

O ¥rs 0 w0
4 YES 0O NO
0 YES Ll NG

Is the stucture the Primary Residenee?
Is the structure Tor agricoltural Libor Livusing?

Is the structure under @ lease or emal agrecment?

RESIDENCE C (CHECK ONE ONLY]

Manulactured Home wiyth Perm. Foundataon

{3 Stndard Single Family Residence ()

{3 Duplex {} Manolactured Heme withou Foundation
{1 Dormitory {1 Stngle Family with aparimont

{ ) Aparimen { ) Other

L YES O N
D Yes L NO
Qves o NG

Iy the streciure the Primary Residenes”?
Is the structure for agricottral lubor housing

{5 the structure under a lease or rental apreement?

Lot of
Amended: 22172008 K
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APPLICATION FOR EASEMENT PURCHASE
e e _—

DupHecate this puge as necessary,

|

C. OTHER STRUCTURES (Non-Residentia))

Please note: Execprion Areas are not conyidered part of the premises h[mgr preserved; terefore, in Jus section, do
ol tdentify non-residental siruciires within exception areas,

u_ﬁ____wﬁ____ S—

Are there any non-residential siractures located on the parcel tn be preserved?
ﬁNO

UPYES. please wdentify each non- residential soruciure separarely belom ‘?_}LES
| STRUCTURE A (CHECK ONE ONLY)
A Barn [} Shed
{1 Garage { ) Silo
i} Stahle { ) Oxher
I the structure for an agricubtural use? 51/3"1'{5 L NO
Is the structure under a lease or rental agresment? ] \‘r"ES 0N

STRUCTURE B, (CHECK GNE ONLY)

]

i { } Barp £y Shed

i {3 Grarage ( ) Sito

[ { )} Suhle {3y (hhes .

;

i is the stucture for an agricultural nse? A YES O NO

f Is the stracture under u Jease or rental agreement? L YES O NG

i STRUCTURE €, (CHECK DN ONLY? i

i !
i} Barn { + Shed i
U Giarage () Silo
i} Stable )y Uther

ayes L NO
0O YES O NO

Is the structure for an agricultural pge?

Iz he structure under 1 lease or rental agreement?

STRUCTURE I}, [CHECK ONE ONLY)

¢ ) Barn {3} Shed
{ ) Garagye { ) Silo
() Stabl { ) Other "

YES O nNo
O yYEs O NO

Is the structure for an agriculiural use?

s the steucture under a lease or rental agreement?

Amended. 2215008 L
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APPLICATION FOR EASEMENT PURCHASE

e
! Lor [ oor g

| Duplicate this page as necessary.

! D. FASEMENTS AND RIGHTS OF WAY

j Age there Easements/Rights of Way identified with the parcei 0 be preserved? O YES aNo

| FYES, please deseribe euch easement individually below and encluse a rapy af cach easenent )

: ‘

| o

I EASEMINT A: {(CHECK ONE ONLY)

| ) Power Lines { )} Road Rights of Way

é (1 Water Lines { } Telephane Lines

i L} Scw PERtas Lines

H { ) Chher { ) Canservation Bascmsent {e.g., steep slopes, eritical arens,

I; critivat habitat, wetlands, drainuge, no further subdivisioes, we,)

J Effect of Eascment: C C)/’CJ/U‘; a7 l,b,'rﬁ(z‘} f.yy_{;;

|

;

i Description of Easement: 2o E4{ e A

g FASEMENT B: (CHECK ONE ONLY)

: £} Power Lines { ) Romd Right~ of Way

i {0 Water Lines () Telephone Lines

[ St () Gias Lines

! T} O c {3} Counservation Basemeni {e.g,, sieep slipes, oritical arcas,

| critical habit, wetlands, dramape, ne fertber subdivisiongs, 216,

i . _ / s
| s Elfect of Easement: /:-, 5, /7/7« é’: /K;“ o . o i
|

E T Descenption of Easement: Jlo 680 », ",)/ ) e
: / Flete ‘
|

i .

EASEMENT C: {CHECK ONE ONLY}

1 Road Righs of Way

) Teiephone Lines

b CGus Lines

() Conservaton Basement (e, steep slopes, critical arce
critieal fiahitol, wellands, drduages, an lorther sobdivisions, el

{ } Power Lines {
{ ) Water Lines {
{3 Sower {
{ ) Othe

Effect ol Basement: L

Lescription of Ensement:

Amemled, 2210008 M
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MARK J. HANSON, MAIL SRA

APPLICATION FOR EASEMENT PURCHASE

Lot L uf
Duplicate this page as necessary.
k. EXISTING NON-AGRICULTURAL USES ## .

Luplicare this sheet as necessary 1o describe ach nonagrlculivral ase separately,

WHE non-agricultiral use(s) occur within the excepiion arsafs)? U YES NG
Are there pon-agricultural uses on the premises o be preserved? UYES HANO

List the 1ype and frequency or intensity of any existng non-ngricultural uses on the parcel 10 he
preserved ot the time the applicant submited (1 the Board:

Mole the approximate dimensions and location of any structures snd/or areas ulilized for a non-
agricaliural uge:

[n the event the non-agricutivral use involves a tease willy mother party, identify the individual or
entity leasing the structure and type of business or aperation;

Honep-apriculivral events are held on the pareel identfy for what purpose ynd the {reguency or

intensity of tHe acliviry:

Deseribe how the non-agricultural use will be accessed oo the parce].

5 el determive thele puput on the development

INOTE: Appraisers pust b awase of non-apricatioral w:
sy Handbook, IF vauw drve ane guestions reparding

casement vafue i ther reporis parsioott o ihe SANC Apprais:
patientised non-agricidningd aae, please address then with the 54 D privr to sudpnission of e application.

A ddentifivd non-agriceltural wse con NOT be eapadndedd or Sntensified after the presises is preseeved o located o

the preseeved farmlund auiside of an cxceplion aree

Anended: 2212008 N

file #REZ011025

153



MARK J. HANSON, MAIL SRA

Real Estate Consultant

APPLICATION FOR EASEMENT PURCHASE

[ o . et eeeeee
g s
| Druplicate this page as necessary,
1
] Foo STATE DEVELOPMENT AND REDEVELOPMENT PLAN
i
! In which planning srea is the parcel located:
‘ L {PAL) Metropalitan
L, (PAZ) Suburban
g @ (PA3) Fringe
: O (PA4} Rurai
L1 (PA4b) Rural & Environmentally Sensitive
i O (PAS) Environmentally Sensitive
] G HIGHLANDS
J
A. Is the parcel located in the Highlands Region? £E YES ,ﬁ N
tif No, progeeed to B helow)
B. Which arca of the Highlands Rexion is the parcel located?
(3 Preservation Area U Planning Area
i . In which Land Use Capubility Zone is the parcel located?
a Conservation Zone
0 Protection Zone
i (4 Exisiang {ommunity
{ | Lake Communiny
; 0 Clomservation Constiained
! 0 Cxisting Convmioraly Constirained
D fsihe parcel located mothe Highlands Agricalinrd Resource Aren [ YIS NS}
r
B s the pareel tocated it Hivhluds Agricuitural Priority Area L1 YES TNy
!
g H.  PINELANDS **
E Is the parcel located in the Pinejands region’ 0 vyES %(J
[
!‘ M ves, scwdrich Piuelaads Management Aves 15 the parced Tocafed:
i
[ Q Preservation Arca Disiricl
] fforest Area
O Agriculiural Production Arcu
a Special Agricultural Production Arcu
! o Rural Development Arca
u] Pinclinds Village and Pinclunds Tuwn
0 Regrionul Growth Area
ts the parcel eligible for Pinelund Development Credits (PDC)? 3 YES O MO
If so, how many PDCs s i eligible fur! _
Have any PDHs been severed from the propesiy? 0 vES aNo -
Il Yes, how PDCs many have been severed?
P Nee I POC have been severed, the property 1s net efieible Jur presevvarion,
Apvaded, 2012008 )
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APPLICATION FOR EASEMENT PURCHASE

ST e e e e e
X. Ranking Sheets
Please complele the questions below and refer 1o SADC Policy P-14-F
{hutpsifenyw i govamiculiresadepeilde,pdl ) to calowdaie the application individual rank score.
A S0OILS .
Soil calcadutions provided by the CALDE should be based on the katest SSURGOY data availalile on the fotlowing
website! ipdsonldeiamart. aresgeda goe: . This i the same daa the SADC will use o evaluae the accwracy of the
sotf diara submission
f Exveption acpes shonld not be picluded vr wied w calentaee soil score
: Indicate the percentage of the following types of classification of important farmiands ag shown
| on attached caleulations of acres/soil unit.}
Prime Lo 2. acres = _5 ?2__%
Statewide 277 acres = _ 3 ?“_'w,ﬂ”
Local acres = I
Unique {of value) WCres = b
List crapis) grown on unique soil.
Please ideniify uoique soils.
: Oder{ofoovaluey B 8 _acres 1 S %
TOTAL NET ACRES T acves = 0o
B. TILLABLE ACRES
(Verificd by vorreat Faem Tax Assossoend Form gnd aeried photogrephy interpretaito wad sie visit )
Indicate the percentige of the premises that is classified under the following categories,
Cropland Harvested 79 . Aacres = (o b %
Cropland Pastured I8 acres = 21_{.9___‘?;-
Permanent Pasture __acres = .
Woodlands o ' acres = e !
Wetlands of acres = . g i
Other aores = 5
TOFAL NET ACRES HT  acres = 300G
Amcnded: 22152008 P
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Real Estate Consultant

APPLICATION FOR EASEMENT PURCHASE

C.

BOUNDARIES AND BUFFERS (as depicted o astnchvd GIS or USGS Topn map)

16,

Y.

Amenied. 2721208

file #RE2011025

Deed, Restricted Farmland {permanem)

Deed Restricled Wildlife Areas

Stream (perennial) and Wetlands

Cemeteries

Parks {limited public access)

Mititary Ins<ialations

Crodf Course (public)

B Year Programs and EF Applications
Highwuys (limited access) and Railrosds
Farmland (unrestricied)

Woodiande

Parks (high use)

Residential Developiment {with infrastructure)
Residential (less than 5 acres wio infrastructune}
Commercial

Industrial

Schools

Other

indicate the percentage of 1he subject property houndary bordered by the following uses.
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Real Estate Consultant

APPLICATION FOR EASEMENT PURCHASE

Exceptaon ___‘/ {)[/g‘:
‘ Druplicate this page as necessary.
! 1. LEXCEPTIONS
L. Are there severable exceptions requested? d YES MNO
If Yes.
= How many are requested?
= Total exceplion acreage acres
= Daoes the total acreage Tor all of the exception(s) exceed 10% of the wtal
acreage? L YES I NO
If muliiplic severable cxceprions are requested, duplicate this sheet @5 needed for cuch separate severgble exception,
2. 13 the exceplion for municipal f2rmland preservation and / or open space purposes?
aves O NO
3. Daoes the size of the individual exception exceed local zoning requirements 1o construcl
ane single Tanily restdential dwelling? JYES 0 NO
@) H ves, how many building iots or portions thereof e there in excess of the [ocal
zoming requirements for onc single fumily residentinl dwelling? e
E3] Is the landowner willing 10 restrict the exception to only one {1} restdential wnit?
0 YIS LI NGO
i =3 Will there be any right w Garm language required on the deed of the cxoeption?
j I B B LI N
4. Tooes the focation and / o nse of the exception have a significant neparive impact on the
prennses! dYES NG
3
Anpeded. 2212008 R
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APPRAISER ORDER CHECKLIST

STATE AGRICULTURE PEVELOPMENT COMMITTEE
FARMLAND PRESERVATION PROGRAM

Appraisal Order Checklist
An appraiser shafl not bid on or accept any SADC appraisal assignment
without this list being completely filled out and sigred
Applicant;
Owner: _Yes \/ No
Yes No

Contract Purchaser:

Farm Name:
Farm Owner: _Geerne V- 2 Dobeur €. O Boom .
Location/Address: D[f;d'{ v, S oeioy  wek, Lo e Qe Ok ¥ Dvd

Fl

Block/Lot 31e Ja 2’?”«/’1
Township: esy Dens Feod
Connty: Gloweegte. T

Acreage to be appraised t 14 Mas _
{Appropriate direction concerning slgnificant riparian or boundary waters shail be provided to the
appraiser’

Date of Value fo be appraiscd___Cf__“( - Lok

(Planning Incentive Grant appraizals are required (o be s o the same date of value for both appraisers,
County Easement Purchase Appraisals are required to be as of Ang. 1 of the yuar the propery was
appraised)

Exceptions
(all exception locations must be located on mappibg)
Exception Type: Non-severable #
Severahie #

Purpose of Exceptions:  Around existing dwelling or non-ag use
Future Dwelling or non-ag use
Eascment (specify type)
Other {specify):

[T

Other Housing Opportunities on premises t¢ be preserved.

Existing residences:
RD&0s:
Agricuftural Labor Honsing: #

I 3

1. Compliance with SADC minimom efigibifity criteria (NLAC, 2:76-6.20):
(All Acreages are to be “net” of land, meaning do oot include laod in exception areas,
casements or riparian arens when determoining minimum criteria.)

A. Premises meets SADC eligibility criteria for farmms less than er equal to 10 acres:

Yes Mo
‘/No N

B. Premises meets SADC eligibility criterin for farms greater than 10 acres. Yes ¥ o

file #RE2011025
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APPRAISER ORDER CHECKLIST

il Local Eligibility Criteria Satisfied: Yes gNo -
(example: 2 county or town may regquire glgible famms 1o he at beast 40 acres or have 60% tillable
ele. )

1IiL Federal Farm and Ranch Land Protection Funding

A Will Federal Funding be used in the preservation of this farm: Yes_  No __‘_/
If “yes", only appraisers on list of qualified Federa] Farmiand Appraisers and have had Yetlow Book
Training will be permitted to appraise the property.  Valuation under cursent existing zoning and
environmentad regulations shall be conducied strictly to Yellow Book Standards.

B. Dacs the property meet standards for the federal Farm snd Ranch Lands l’roreﬂio‘n/
Program? Yes  No _V

1. Has the property received major subdivision approval: Yes, | Nu_i_/
Status of approvils:

Prelimionary Nate(s) of Approval

Final . Date(s) of Approval

Pursuant to N.LAC. 2:76-6.11(c) 1., the SADC may disapprove of an applicatior if it determines that the
applicant has initiated procesdings in anticipation of applying to sell a developiment easement of during the
application process that have the offeat of increasing the applicant’s appraised developrent casernett

value,

V. Does the property have any existing easements? Yes __»{ No___
Consewai,ivﬂn Ea&emezfls_ U \>
1[3}1:]1]’::; E;zi‘l;:'iiel:resmcuons z € Ges Vi ({5{ o wadnw Uime

Other
Mote: Appraisers may not assame lhal easements that specifically prohibit disturbance and development

can be reversed or receive variances.

VL Program:
County Basement Purchase:
County Easement Purchase (Pinclands):

LGt required, credits retired #__
County Fee simple Purchase:
Planning Incentive Grant (County}:
Planning incentive Grant {Municipal):
Planning Incentive Grant Fee Simple {County):
Planning Incentive Grant Fee Simple {Municipal)
8ADC Direct Exsament Purchase:
SADC Fee Simple Acquisition:
Nonprofit Grani Program (Easement):
Nonprofit Grant Program {Fee)

T kg !

Appraisal Instruction:
Appraiser i3 required to appraise this property under: 5 oacved

«  Cument zoning X Zoning Code () ya
e Zoning and environmental conditions i place as of 1/1/04 Yes __‘;/Nu _
o Zoming Code{s} AL Ve -
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APPRAISER ORDER CHECKLIST

Reason for nstruction:

4

. Agicam is an smmediate family member of (o owner owned the property 88 of BI10/04:

. Appiicant gwned the property 2 of 8110/04:

. Appiicant is a farmer 3% definad by the gADC:
o {5ee Attach_mf:nt A)

. App\icaut isd govemmeuml unit that acquired {he property froma

A farmer
b. cmgmal owener of property 50 /10704
c. ipmediste Tamly member oF the oWner as of ¥ 10/04:

. Appiicant 48 nonprofit ergaﬂization that acquired the property from &

a formier
. ongm.ﬂ owoer of property 23 of 8/ 10)‘04
LS jmmediai® family membet of the OWDS s of8N004

. Propedy s tocated within 300 feet of 2 Category 1 strea OF FEVETT

1 yes,
» Property ig withie _feet of o Category } strear BF fver.__..

or
. Propery nasd cutegory 1 sirearm OF Fiver within its poundaries:

(Ses Atlachmant A)

Qther:

The appralse: ghall 0 opsider the ¥ jmpact C ofall exceplinns, Now agnculwral uses and d atfect of jrmprovements

a5 listed m the atiachsd subject application i conforman noe with the GADC Appra aisal Handback.
gigned,
. Ju [ 0¥
{Program Admlnistrator-)
*This form shall be €0 mpleted Py the comiracting AEENCY and shall be contained 8s &0

addendum in1he appralsa\ report.

Enolosured
Aqtachment A- Deﬁnmon ﬁft\ farroel
_ gurface W er Quality giandarts for Hew Jersey Guidelines

o o eprarmr

e et ..,.u,...a,n.y._“.__m_,_y-_,»_,“-—-»f._.m._‘m___ﬁ,,,.. I
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QUALIFICATIONS OF THE APPRAISER

Mark T. Hanson has resided in Southern New Jersey for over forty five years and with his family in Cape May
County since 2002. Since 1975 he has appraised numerous properties throughout the United States and New
Jersey. In 1984, he received the MAI, SRA designations from the Appraisal Institute. In 1991, he received the
certified general appraisal license from the New Jersey State Board of Real Estate Appraisers. He has
appeared as an expert witness before the Tax Court of New Jersey, the Superior Court of New Jersey, United
States District Court, condemnation commission hearings, various county boards of taxation and municipal
land use boards. Mr. Hanson’s clients have included: municipalities, counties, state government agencies,
financial institutions, attorneys and property owners. He is also a practicing attorney m good standing in New
Jersey.

EDUCATIONAL BACKGROUND

Rutgers University, Bachelor of Arts, Camden, NJ. 1975

Widener University School of Law, Wilmington, Delaware 1986

* Temple University School of Law, Philadelphia, PA, Master of Laws Degree in Taxation 2006

CURRENT LICENSES & PRESENT AFFILIATIONS
New Jersey Certified General Appraisal License ~ Member of the Appraisal Institute (MAI, SRA)

Member of the New Jersey Bar Certified Tax Assessor in New Jersey (CTA Designation)
Cape May County Bar Association New Jersey Bar Association

Certified Arbitrator, Superior Court of New Jersey Member, Ocean City Chamber of Commerce

New Jersey Real Estate Salesperson License National Association of Realtors

Rotary International - Ocean City Club

INSTRUCTOR
1 am a nationally certified instructor of the Uniform Standards of Professional Appraisal Practice certified by

the Appraisal Foundation through June 2012. T have been an instructor since 2002.

CONTINUING EDUCATION

The Appraisal Institute, the most prestigious private appraisal organization in the United States, conducts a
program of continuing education for its members. The members who meet the minimum standards of this program
are awarded periodic educational certification. I am currently certified under this program.

The State Real Estate Appraisers Board of New Jersey (Board) requires 28 hours of continuing education
credit within a 2 year period. I currently hold a certified general appraisal license issued by the Board under
license # 42RG00012000 which is valid through 12/31/2011.

TYPES OF PROPERTY APPRAISED _

Single family and multi-family residential, condominium, vacant land, agricultural land, office, free standing
retail, shopping center, bank, industrial, mixed use, restaurant, recreational facility, marina, school, residential
subdivision, bowling facility, hotel, church, apartments, nursing homes, assisted living facilities, and special
purpose properties such as manufacturing, automotive sales/service facilities and car wash facilities.

ASSIGNMENTS INCLUDE

Market value, prospective values, retrospective values, liquidation value, replacement value, ad valorem tax
appeals, market rent studies, eminent domain, bankruptcy, estate administration, federal & state faxation
proceedings, easement valuation, appraisal reviews and investment value.
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